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February  16,  1965. 


Mayor  Philip  G.  Givens,  Q.C., 
and  Members  of  City  Council. 

Your  Worship,  Ladies  and  Gentlemen: 

The  Don  Planning  District  Appraisal  was  published  in 
September,  1963,  and  the  public  meetings  thereon  were  held  during 
November  of  that  year.  Early  in  1964  it  became  known  that  the 
Federal  Government  would  present  to  Parliament  a  series  of  major 
amendments  to  the  National  Housing  Act.  Following  the  subsequent 
enactment  of  important  new  legislation  dealing  with  urban  renewal, 
this  Board  undertook  the  studies  which  led  to  the  recommendations 
for  a  Residential  Improvement  Programme.  Since  the  Don  Planning 
District  was  included  in  these  studies,  and  indeed  incorporates 
two  of  the  three  renewal  project  areas  given  first  priority  in 
the  Improvement  Programme,  some  delay  in  the  publication  of  this 
Supplementary  Report  to  the  Don  Appraisal,  though  regrettable, 
could  not  be  avoided. 

To  compensate  for  this  delay,  however,  we  can  now  have 
the  satisfaction  of  knowing  that  this  Report  and  the  Improvement 
Programme  recommend  measures  that  would  take  full  advantage  of 
the  new  federal  and  provincial  renewal  policies  to  bring  about 
major  improvements  in  the  Don  District.  Since  the  Appraisal, 
like  all  district  appraisals,  also  underwent  a  thorough  scrutiny 
both  by  the  people  of  the  District  and  by  public  agencies,  and 
since  full  account  has  been  taken  in  this  Report  of  the  views 
expressed,  the  present  series  of  proposals  can  be  confidently 
considered  as  a  realistic  programme  for  attacking  the  problems 
of  the  Don  from  many  directions,  both  public  and  private.  Such 
a  programme  is  badly  needed. 

A  substantial  part  of  the  Don  District  is  blighted  and 
suffers  from  serious  defects,  both  physical  and  social;  action 
is  imperative  to  clear  the  blight  and  to  help  in  the  solution 
,of  the  social  problems .  Another  major  segment  of  the  District 
is  still  basically  sound  and  a  pleasant  place  to  live,  but  is 


/ 
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in  danger  of  slipping  into  decay  if  firm  measures  to  avert  this 
are  not  taken.  Most  of  the  remainder  is  an  area  of  change,  where 
new  policies  are  needed  to  ensure  that  private  redevelopment  will 
be  consistent  with  reasonable  standards  for  living  and  working. 
Throughout  the  District  there  are  problems  of  traffic,  parking, 
lack  of  open  space.  Implementation  of  the  proposals  of  this 
Report  would  go  far  to  remedy  these  problems  and  would  set  the 
Don  firmly  on  the  road  to  a  bright  new  future.  Failure  to  act 
would  condemn  the  District  to  the  fate  of  a  steadily  worsening 
"problem  area"  for  its  people  and  for  the  City. 


Respectfully  submitted, 


W.  H.  Clark 
Chairman 
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CHAPTER  I 


THE  PLAN  FOR  THE  DON 


1.  The  Don  Today  and  Tomorrow 

The  Don  District,  an  area  of  one  square  mile  on  the  eastern 
edge  of  downtown  Toronto,  is  today  a  middle  and  lower  income 
residential  community  suffering  from  age,  functional  obsolescence 
and  neglect.  Its  population  of  41,600  is  predominantly  a 
family  one,  but  a  large  number  of  single  persons  who  are 
socially  and  economically  dependent  on  the  inner  city  have 
also  been  attracted  to  the  area. 

It  is  the  aim  of  the  Plan  for  the  Don  that,  in  the  years  to 
come,  the  District  should  continue  to  be  a  residential  community, 
but  infused  with  new  vitality  and  a  variety  of  both  people  and 
accommodation  through  urban  renewal.  Pockets  of  slums  should 
be  cleared  to  make  way  for  new  housing  and  the  expansion  of 
industry.  New  private  apartment  developments  should  be  encouraged 
in  strategic  areas.  These  proposals,  although  affecting  only  a 
third  of  the  residential  area,  would  accommodate  an  increase  of 
population  to  49,000  or  more. 

Most  of  the  District  would  remain  intact,  with  no  significant 
change  except  a  major  effort  to  repair,  improve,  and  revitalize 
for  the  benefit  of  the  District  and  the  City  as  a  whole.  As  a 
comprehensive  improvement  scheme  integrating  rehabilitation, 
public  clearance  and  redevelopment,  and  private  reconstruction, 
the  Don  District  represents  an  important  pilot  project. 

2.  The  Aims  of  the  Don  Plan 


The  Don  District  is  at  present  a  declining  asset  to  an  important 
metropolitan  complex.  A  multitude  of  problems  have  been 
identified  and  a  comprehensive  programme  devised  to  restore  it 
to  physical  and  social  health.  The  Plan  has  ten  major  objectives. 

1.  Residential:  To  keep  the  District  a  good  place  to  live  in. 

•  %  # 

2.  District  Shopping:  To  strengthen  the  main  shopping  concen¬ 
tration  on  Parliament  Street. 

3.  Local  Shpppimg:  To  encourage  limited  local  shopping  in 
residential  neighbourhoods. 

4.  Schools :  To  adjust  school  facilities  to  the  anticipated 
changes  in  population. 

5.  parks :  To  reduce  present  and  future  deficiencies  of  open 
space  and  to  improve  recreation  facilities  for  all  age  groups. 

Offices  and  Institutions:  To  guide  the  location  of  offices 
and  institutions  to  suitable  parts  of  the  District. 


/ 


•  •  • 


6. 


J  A 


••••1  r< 

■  .*>.  »  •  .t  .■  ■'  t  ,v.. 


.  v 

■  / 

■  •  ‘ 

.. 

'  1 


.  •  • 

■ 


•»  ■  t  ' 


Page  2 


7.  Industry:  To  stabilize  industry  in  the  south-eastern 
corner  of  the  district. 

8.  Transportation:  To  improve  the  effectiveness  of  main 
arteries,  to  protect  residential  streets  from  through  traffic 
and  overflow  parking,  to  create  an  effective  local  street 
pattern  and  to  provide  a  more  complete  public  transportation 
network. 

9*  Parking:  To  overcome  serious  off-street  parking  defi- 
ciences  in  commercial  and  residential  areas. 

10.  Land  Use:  To  devise  a  land  use  pattern  that  will  guide 
major  uses  to  the  best  locations  at  appropriate  densities. 

3.  The  Concept  of  the  Plan 

The  Don  River  and  a  wide  belt  of  open  space  have  always  cut 
this  District  off  from  residential  areas  to  the  north  and  east, 
while  assuring  its  development  as  an  integral  part  of  central 
Toronto.  The  proposals  of  the  Don  Plan  have  recognized  this 
strategic  location  as  well  as  the  special  needs  of  the  present 
population. 

In  the  future,  if  these  proposals  are  carried  out,  a  stranger 
approaching  the  Don  District  from  downtown  will  be  impressed 
by  a  broad,  tree-lined  Jarvis  Street  with  apartments,  office 
buildings  and  hotels  constructed  to  standards  befitting  one  of 
the  main  streets  of  Metropolitan  Toronto.  As  he  moves  Into 
the  District,  a  new  skyline  of  high-rise  apartments  in  the 
north  and  in  the  west  (immediately  behind  the  Jarvis  Street 
frontage)  will  catch  his  eye,  while  a  closer  view  of  these 
comprehensive  developments  with  recreation  facilities,  local 
stores  and  a  new  local  road  pattern  will  satisfy  the  most 
critical  observer.  Within  this  apartment  area  will  be  two 
large  parks  and  an  expanded  hospital  complex.  Moving  further 
into  the  District,  south  of  Gerrard  the  visitor  will  notice  a 
continuation  of  new  housing  with  a  variety  of  accommodation 
at  somewhat  lower  densities.  In  the  southeast  corner,  a  now 
rather  poor  and  disjointed  industrial  belt  will  have  been 
consolidated  and  made  more  efficient  and  attractive. 

Serving  a  substantially  larger  population,  the  Parliament 
Street  stores  will  be  reaping  the  benefits  of  a  coordinated 
facelifting  and  new  parking  facilities.  The  remainder  of  the 
District,  while  retaining  the  existing  dwellings,  will  evidence 
a  visual  and  functional  renascence  with  necessary  repairs, 
facelifting,  landscaping  and  parking.  Small  local  parks,  a 
scattering  of  service  stores,  expanded  school  sites,  new 
street  trees  and  the  elimination  of  objectionable  industries 
will  all  contribute  to  a  desirable  place  in  which  to  live. 
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4,  The  Sub -Area 8: 

Planning  problems  within  the  Don  District  are  sufficiently 
diverse  to  warrant  an  identification  of  the  main  issues  and 
future  character  by  sub-areas.  Some  adjustments  in  the 
boundaries  of  sub-areas  compared  with  those  used  in  the  short 
report  (’’Plan  for  the  Don")  are  introduced  for  simplicity  of 
presentation  and  to  deal  with  proposed  changes  in  the  Plan. 
Sub-area  numbers  refer  to  figure  1. 

Sub-Area  1:  Bloor  -  Parliament  -  Wellesley  -  Jarvis 

The  most  dramatic  changes  are  expected  in  the  Bloor  - 
Sherboume  -  Wellesley  -  Parliament  area,  through  rebuilding 
by  private .enteppiiae  in  accordance  with  a  comprehensive 
development  plan.  Under  this  plan,  the  whole  area  would 
become  a  high-density  " superb lock" ,  without  through  traffic 
routes  and  incorporating  large  areas  of  open  space. 

A  new  office  grouping  will  probably  appear  over  the  subway 
station,  and  the  hospitals  will  expand  to  the  east  side  of 
Sherboume  Street.  Houses  remaining  between  Jarvis  and 
Sherboume  are  expected  to  be  used  largely  for  offices  and 
small  institutions. 

Sub-Area  2:  Wellesley  -  west  of  Parliament  -  Dundas  - 

Ontario  -  Gerrard  -  Jarvis 


Existing  houses  in  the  Homewood  Avenue  are  like  to  be  replaced 
by  privately  developed  new  housing  at  a  higher  density,  and  a 
site  plan  to  guide  the  development  of  the  area  may  be  adopted. 
A  major  improvement  programme  should  be  encouraged  in  the 
remainder  of  this  area. 

Sub-Area  3;  Gerrard  -  Ontario  -  Dundas  -  Parliament  - 

Shu ter  -  Jarvis 


Here  functional  obsolescence  and  physical  deterioration  leave 
public  clearance  the  only  realistic  choice.  The  area  between 
George  and  Sherboume  should  be  rebuilt  by  private  enterprise 
for  high-density  apartments  to  the  standards  of  a  redevelopment 
plan,  while  old  and  decayed  properties  along  the  Jarvis  Street 
frontage  should  be  replaced  by  privately  built  office  apartment 
buildings  and  hotels,  or  by  institutional  buildings.  East 
of  Sherboume  Street,  low-rental  housing  should  be  provided 
under  public  auspices  for  people  displaced  by  clearance  and 
to  relieve  overcrowding  through  the  district. 

Sub-Area  4:  Shu ter  -  Parliament  -  Queen  -  Jarvis  (Moss  Park) 

From  the  west  to  east  this  project  area  will  contain  a  new 
armoury,  the  park  itself  and  three  City  of  Toronto  limited 
dividend  apartment  buildings.  Existing  shops  in  fair  condition 
along  Queen  Street  will  remain. 
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A  basically  sound  residential  area  will  require  a  major  effort 
on  the  part  of  homeowners  and  the  City  alike  to  preserve  and 
improve  physical  quality.  One  small  pocket  of  poor  housing 
around  Sackville  Place  should  be  cleared  and  replaced  with 
public  moderate  rental  housing;  another  similar  pocket  around 
Dermott  Place  should  be  acquired  by  the  City  and  the  poorest 
buildings  replaced  by  parking  facilities  and  a  local  park, 
while  others  should  be  renovated  and  used  for  public  housing. 
Parking  for  the  zoo  should  be  added,  but  there  will  be  no 
major  change  through  rebuilding. 

Sub -Area  6:  Gerrard  -  River  -  Shu ter  -  Parliament  (Regent  Park) 

A  small  group  of  shops  is  proposed  for  Regent  Park  North  to 
reduce  the  need  for  residents  to  cross  Gerrard  Street,  and  thus 
help  curb  the  high  accident  rate  on  Gerrard. 

Sub-Area  7;  Gerrard  -  Don  River  -  Queen  -  Parliament  - 

Shu ter  -  River 

Incompatible  housing  should  be  removed  so  that  industry  will 
have  an  opportunity  to  provide  parking,  loading  facilities, 
new  access  and  other  improvements.  All  the  houses  in  the  three 
blocks  between  Parliament  and  Sackville  Streets,  Shuter  and 
Queen  Streets,  should  be  cleared  and  replaced  by  a  small, 
low  rental  housing  project,  together  with  a  social  welfare 
and  health  services  centre  to  serve  the  southern  part  of  the 
planning  district.  Shops  along  Queen  Street  should  remain. 

Sub-Area  8:  Parliament  Street  frontage;  Gerrard  to  Wellesley 

It  would  be  most  desirable  to  transform  an  old,  cluttered, 
disjointed  shopping  street  through  facelifting  of  shop  fronts, 
new  street  furniture  and  a  large  parking  lot  to  meet  present 
and  future  needs. 
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THE  PLAN  FOR  THE  DON:  COMMENTS  AND  RECONSIDERATION 


In  September,  1963,  the  Plan  for  the  Don  was  released  for 
public  discussion,  comments  and  criticisms.  A  short  version 
of  the  plan  was  distributed  to  every  owner  and  tenant  in  the 
District,  and  to  assure  maximum  exposure,  five  public  meetings 
were  held  at  public  schools  in  the  District  during  November. 
Since  then,  a  number  of  meetings  of  various  sizes  have  been 
organized  by  District  residents  to  consider  specific  problems 
relating  to  the  Plan,  and  briefs  have  been  submitted  to  the 
Planning  Board.  Response  to  the  Plan  has  been  remarkable  in 
terms  of  interest  and  concern  in  the  District's  viability. 

It  is  apparent  that  the  interest  and  support  of  local  people 
and  organizations  are  abundantly  available  for  a  concerted 
effort  to  revitalize  the  District  if  only  they  can  be 
stimulated  and  sustained. 

Wherever  possible,  comments  have  been  grouped  under  general 
headings  dealing  with  a  major  proposal  of  the  Plan.  However, 
the  number  of  detailed  comments  has  also  necessitated  a 
listing  by  sub-area. 

1.  Redevelopment 
A.  Expropriation 

Throughout  the  public  meetings,  questions  concerning 
expropriation  revealed  a  general  misunderstanding  of  the 
processes  and  of  the  rights  of  citizens  under  present 
legislation.  Although  the  principle  of  public  acquisition 
south  of  Gerrard  Street  was  actually  favoured  by  the 
majority  at  these  public  meetings,  it  seems  advisable  to 
clarify  some  basic  misunderstandings. 

Comments: 

Once  redevelopment  is  decided  on,  the  City  officially 
designates  the  area  in  question  as  a  "redevelopment  area" 
in  accordance  with  the  Planning  Act.  When  the  designating 
by-law  and  the  proposed  land  acquisition  have  been 
approved  by  the  Minister  of  Municipal  Affairs,  the  City 
may  enact  an  expropriation  by-law  whereby  it  assumes  title 
to  the  properties  to  which  the  by-law  relates.  Each 
property  is  then  appraised  by  the  professional  appraisal 
staff  of  the  City's  Real  Estate  Department  (which  often 
engages  additional  appraisers  to  assist  in  large  jobs  such 
as  would  be  involved  in  a  major  redevelopment  scheme)  in 
order  to  arrive  at  an  estimate  of  the  market  value  of 
the  property;  the  City  will  then  offer  to  the  former 
owner  a  price  based  on  this  estimate.  If  he  does  not 
accept  this  offer,  negotiation  is  undertaken;  if  this  fails 
the  price  is  determined  by  arbitration. 
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It  oust  be  emphasized  that  the  price  to  be  paid  to  the 
former  owner  is  not  based,  as  many  people  believe,  either 
on  the  assessment  of  the  property  or  on  the  proposed  use 
to  which  the  City  intends  to  put  it. 

Many  residents  also  assumed  that  expropriation  automatically 
involved  an  extra  107«  payment  for  the  inconvenience  of 
forced  taking.  However,  an  arbitration  case  several  years 
ago  eliminated  this  possibility  in  general  on  the  grounds 
that  the  owner  is  receiving  in  cash  a  price  that  he  would 
be  able  to  receive  only  with  mortgages  if  he  sold  on  the 
open  market. 

If  the  owner  is  not  satisfied  with  the  expropriation 
price  then  he  may  appeal  to  the  arbitration  court. 

B,  Interim  Period 


Experience  in  Moss  Park  and  Alexandra  Park  indicates  that 
a  lengthy  period  between  the  original  recommendation  for 
redevelopment  and  expropriation  is  to  be  expected,  though  it  iB 
to  be  hoped  that  as  experience  accumulates  and  procedures 
are  improved,  delays  will  decrease.  New  (1964)  amendments 
to  the  National  Housing  Act  make  it  possible  to  follow 
new  procedures  in  preparing  and  carrying  out  redevelopment 
schemes,  and  this  also  should  help  to  expedite  implementa¬ 
tion,  Nevertheless,  there  is  bound  to  be  a  delay  between 
the  original  recommendation  and  the  initiation  of  a 
project,  and  many  residents  in  the  Don  District  are 
concerned  about  further  deterioration  during  this  interim 
period,  which  would  have  to  be  tolerated  because  there  is 
no  longer  a  market  for  the  sale  of  individual  properties. 

Comments:  ’ 

The  tendency  of  an  area  to  be  neglected  both  by  the 
municipality  and  by  the  property  owners  once  it  has  been 
designated  for  redevelopment  cannot  be  denied.  From 
both  points  of  view,  further  investment  may  seem 
unwarranted.  Yet  a  negative  attitude  like  this  can  lead 
to  complete  demoralization  and  a  further  aggravation  of 
social  problems.  It  seems  imperative  to  reinforce  the 
willingness  that  has  already  been  voiced  by  residents  to 
maintain  individual  properties  with  a  concerted  effort 
by  the  City  to  maintain  a  high  level  of  daily  services; 
to  make  minor  repairs  in  streets,  sidewalks  and  lanes 
and  to  enforce  the  Housing  Standards  by-law  diligently. 

If  reasonable  standards  can  be  maintained,  the  inevitable 
citizen  frustrations  resulting  from  lengthy  governmental 
studies,  negotiations  and  agreements  can  be  reduced  to  a 
minimum. 
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C.  Indirect  Effects  of  Redevelopment 

Redevelopment  as  a  valid  policy  was  criticized  on  the 
grounds  that  it  scatters  the  population  and  therefore  is 
indirectly  responsible  for  the  creation  of  more  slums • 

Comments: 

There  may  be  some  dispersal  of  the  present  population  as 
a  result  of  redevelopment,  if  only  because  the  receipt  of 
a  cash  settlement  by  owners  may  offer  them  an  opportunity 
to  move  away  if  they  wish  to  do  so.  But  there  is  no 
reason  to  expect  a  wholesale  scattering,  since  this  can 
be  avoided  by  careful  planning  and  staging.  One  of  the 
reasons  for  the  original  recommendation  that  the  clearance 
and  redevelopment  of  the  area  bounded  by  Gerrard,  Ontario 
Shuter  and  Sherboume  Streets  be  carried  out  in  two  stages 
was,  in  fact,  to  minimise  such  dislocation.  The  disruptive 
effects  of  redevelopment  can  be  further  mitigated  by  such 
measures  as  replacing  existing  non-conforming,  non- 
residential  uses  by  new  housing  at  the  very  beginning  of 
the  programme,  so  that  the  occupants  of  the  first 
dwellings  to  be  cleared  will  have  new  accommodation  to 
move  to  nearby.  The  sites  of  their  old  houses  will  then 
be  used  for  new  dwellings  which  will  be  available  to  the 
occupants  of  the  next  area  to  be  cleared,  and  so  on. 

The  evidence  from  past  redevelopment  schemes  does  not  in 
fact  support  the  theory  of  massive  relocation  of  population. 
For  example,  of  the  332  families  in  Moss  Park  prior  to 
expropriation,  70%  relocated  south  of  Bloor  Street  and  31% 
remained  in  the  Don  District.  Family  income  obviously 
determines  the  geographic  areas  where  new  housing  can  be 
found  and  characteristically  the  range  of  opportunities 
for  tenants  is  much  more  limited  than  for  owners.  There¬ 
fore  the  scattering  of  population  is  necessarily  limited, 
and  there  is  no  evidence  of  major  decline  in  neighbourhoods 
surrounding  redevelopment  areas  after  redevelopment;  in 
one  case  (north  of  Regent  Park  North)  there  has  been  a 
significant  improvement. 

2.  Neighbourhood  Improvement 

A.  Feasibility 

The  concept  of  neighbourhood  improvement  to  secure  a 
better  living  environment  as  well  as  enhanced  property 
values  was  welcomed  -  with  reservations.  Individual 
experience  in  making  improvements  has  often  proved 
disheartening  for  a  variety  of  reasons,  and  it  may  prove 
valuable  in  the  future  to  be  aware  of  major  obstacles  to 
improvement  as  seen  by  residents.  For  the  sake  of 
brevity  these  are  listed: 
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-  Minimum  housing  standards  are  too  minimal  to  affect  a 
neighbourhood  and  are  poorly  enforced. 

-  Rev  houses  are  doomed  because  of  the  spread  of  vermin 
and  the  fire  hazard  in  open  attics* 

-  Individual  property  improvements  are  a  wasted  invest* 
ment  if  neighbours  will  not,  and  cannot  be  forced  to, 
maintain  equal  standards. 

-  Municipal  housekeeping  services,  particularly  garbage 
collection,  street  watering  in  summer,  snow  clearance, 
street  and  sidewalk  repairs  are  either  neglected  or 
performed  half-heartedly  -  particularly  considering 
the  high  taxes  in  the  area. 

*  Buildings  with  no  foundation  and  structurally  unsound 
buildings  cannot  be  saved. 

-  Speculation  undermines  confidence  in  the  area's  future. 

-  Undesirable  social  behaviour  of  neighbouring  adults 
and  children  undermines  morale. 

Comments : 

A  neighbourhood  improvement  programme  implies  the  concen¬ 
tration  of  all  municipal  efforts  and  appropriate  funds  in 
a  designated  area,  together  with  the  legal  and  administra¬ 
tive  tools  required  to  achieve  the  defined  goals.  Such  a 
programme  necessarily  includes  strict  enforcement  of 
adequate  housing  standards,  and  where  necessary,  the 
removal  of  properties  which  are  too  far  deteriorated  to 
be  reasonably  capable  of  rehabilitation.  In  the  past, 
these  efforts  and  services  have  been  uncoordinated  and 
the  tools  were  missing.  The  Don  Appraisal  has  outlined 
the  elements  of  such  a  programme,  which  must  be  approved 
by  the  City,  the  Province  and  the  Federal  government  before 
a  pilot  scheme  can  be  successful.  If  all  three  levels  of 
government,  and  all  agencies  involved,  co-operate  in  a 
concerted  and  energetic  effort,  many  of  the  problems  raised 
can  be  resolved.  An  important  new  factor  has  been  intro¬ 
duced  with  the  recent  amendments  to  the  National  Housing 
Act,  which  provide,  din  addition  to  aid  for  acquisition  and 
clearance  of  properties  in  bad  condition,  for  a  50% 
federal  contribution  to  the  costs  of  new  municipal 
services  and  of  planning,  research  and  staff  employed  in 
a  renewal  project.  The  provincial  government  has  agreed, 
subject  to  certain  conditions,  to  match  this  aid  with  a  25% 
contribution,  and  federal  loans  of  2/3  of  the  City's 
share  are  also  available.  Furthermore,  it  is  now  possible 
to  secure  N.H.A.  mortgages  for  existing  houses  in 
designated  renewal  areas ,  provided  they  are  in  satisfactory 
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condition*  A  "renewal”  scheme  is  distinct  from  a 
"redevelopment"  project,  and  may  imply  a  neighbourhood 
improvement  programme  rather  than  wholesale  clearance  and 
rebuilding*  In  view  of  these  new  developments,  it  is 
now  recommended  (see  p,  3#)  that  further  examination 
of  the  proposed  improvement  areas  and  of  the  programmes 
recommended  for  them  be  carried  out  with  a  view  to  the 
adoption  of  "urban  renewal  schemes"  that  would  make  the 
new  financial  assistance  from  the  senior  governments 
available  for  public  works  and  other  measures. 

B*  Traffic  and  Transportation 

A  suggestion  was  received  that  more  study  was  required  of 
the  effectiveness  of  the  proposed  district  road  system  in 
accommodating  the  anticipated  increases  in  through  traffic* 
The  Jarvis  Street  widening  scheme  was  criticized  as 
unnecessary  to  achieve  results  which  are  primarily  aesthetic* 
A  moratorium  on  assessment  increases  resulting  from  back 
lane  parking  schemes  was  recommended  and  finally  it  was 
claimed  that  an  underground  rapid  transit  line  was  not 
required  on  Queen  Street* 

Comments : 

Additional  studies  should  be  undertaken  by  the  Traffic 
Division  if  the  Public  Works  Department  on  proposals  that 
were  put  forward  only  in  general  terms  in  the  Don  Appraisal* 
For  example,  a  recommendation  was  made  for  the  widening 
and  improvement  of  major  arteries.  The  selection  and 
timing  of  such  improvements  will  require  continuous  study 
of  traffic  conditions  throughout  the  District. 

The  widening  and  improvement  of  Jarvis  Street  is  related 
primarily  to  the  Plan  for  Downtown  Toronto*  published  by 
the  City  of  Toronto  Planning  Board  in  1963,  and  has  been 
the  subject  of  discussion  and  negotiation  between  the  City 
and  Metropolitan  Planning  Boards  for  some  time,  so 
extensive  comment  is  not  required  here.  A  brief  statement 
of  the  reasons  for  the  City  Planning  Board *s  proposal  is 
perhaps  in  order,  however. 

The  widening  of  Jarvis  Street  and  the  improvement  of 
intersections  would  ease  traffic  conditions  and  eliminate 
the  hazards  of  the  reversible  centre  lane  so  that  as  a 
traffic  artery  and  "gateway"  to  downtown  Jarvis  Street 
would  match  University  Avenue  on  the  other  side  of  the 
downtown  area*  It  is,  in  fact,  recommended  in  the  Down¬ 
town  Plan  that  these  two  major  streets,  linked  by  Front 
Street,  should  form  a  U-shaped  perimeter  boulevard  around 
downtown,  and  that  a  unified  scheme  of  lighting  and 
landscaping  be  applied  to  the  whole.  This  would  vastly 
improve  the  character  of  Jarvis  Street  and  would  much 
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enhance  its  attractiveness  to  the  kind  of  development 
which  both  the  Downtown  and  Don  Plans  seek  to  encourage 
along  it  -  hotels,  apartment  buildings,  institutions, 
office  buildings  and  the  like.  The  proposed  improvements 
would  thus  not  only  enable  Jarvis  Street  to  serve  more 
effectively  as  a  traffic  artery,  but  would  act  as  an 
important  stimulus  to  development  in  an  area  where  it  is 
now  rather  sluggish. 

The  question  of  a  moratorium  on  assessment  of  home  improve- 
meats  has  been  given  preliminary  consideration  by  the 
Committee  on  Public  Welfare,  Fire  and  Legislation  and  the 
recommendation  approved  that  no  action  be  taken.  However, 
the  findings  of  the  Don  Appraisal  and  other  studies  suggest 
that  such  a  moratorium  might  remove  a  significant  obstacle 
to  private  improvements,  and  from  this  it  would  appear 
that  the  proposal  ought  to  be  reconsidered.  If  this  is 
done,  it  would  be  desirable  to  include  all  improvements  on 
privately  owned  land.  In  that  case,  new  garages  or 
paved  parking  spaces  on  individual  properties  would  be 
included  within  the  moratorium,  though  a  communal  parking 
lot  would  not,  as  it  would  be  owned  by  the  City. 

Since  the  Don  Appraisal  was  published,  the  Metropolitan 
Toronto  Planning  Board  has  completed  transportation 
projections  for  1980*  These  studies  indicate  that  an 
improved  tram  line,  running  underground  only  in  the  centre 
city,  is  required  rather  than  a  complete  rapid  transit 
line.  This  would  appear  to  be  satisfactory,  provided 
that  it  is  designed  in  such  a  way  that  it  could  be 
converted  to  rapid  transit  use  if  this  subsequently 
became  necessary. 

C.  Commercial  Areas: 

The  proposed  reduction  in  ccnnnercial  zones  was  strongly 
criticised  on  the  grounds  that  shops  on  the  east-west 
streets  help  to  attract  trade  to  Parliament  Street. 

Comments : 

Reductions  recommended  in  the  Appraisal  would  not  in 
practice  be  very  drastic,  as  the  remaining  conanercial  zones 
have  a  retail  potential  for  a  population  of  over  100,000, 
compared  with  the  projected  population  of  49,000.  A 
practical  attempt  has  been  made  to  discourage  further 
scattered  strip  commercial  development,  which  does  not 
support  Parliament  Street  but,  on  the  contrary,  competes 
with  it.  Also,  in  most  cases  the  new  zoning  would  offer 
attractive  opportunities  for  residential  rebuilding,  and 
in  the  meantime  the  stores  may  continue  as  legal  non¬ 
conforming  uses. 
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D*  Pollution: 

Air  pollution  and  pollution  of  the  Don  River  both  came  up 
at  public  meetings . 

Coalmen  ts : 

Air  pollution  is  a  Metropolitan  problem  rather  than  a  local 
one,  and  is  currently  dealt  with  by  the  Air  Pollution 
Division  of  the  Metropolitan  Works  Department. 

Reduction  of  pollution  in  the  Don  River  is  a  continuing 
concern  of  the  Ontario  Water  Resources  Commission,  the 
Metropolitan  Toronto  and  Region  Conservation  Authority 
and  Metropolitan  Public  Works  Department.  Through  their 
efforts  ail  treatment  plants  on  the  river  but  one  have 
been  removed,  and  residential  waste  is  pumped  to  the 
Ashbridge*s  Bay  treatment  plant;  similarly,  waste  from  the 
Don  Valley  Paper  Company  has  been  diverted  to  the  Ashb ridge* s 
Bay  plant,  and  research  and  negotiations  are  progressing 
on  methods  of  eliminating  other  pollutants.  It  is 
anticipated  that  eventually  the  Don  River  will  be  quite 
suitable  for  boating,  although  it  is  unlikely  that  it  can 
ever  be  restored  to  the  level  of  purity  required  for  swim¬ 
ming. 

3.  Sub-Area  1:  Bloor  -  Parliament  -  Wellesley  -  Jarvis 

A.  Howard.  Bleecker,  Wellesley  and  Parliament: 

Major  criticism  was  focused  on  the  proposal  to  reduce 
residential  density  and  to  restore  the  normal  site  develop¬ 
ment  standards.  Residents  affected  by  the  park  proposal 
objected  to  expropriation  on  the  grounds  of  the  economic 
disadvantage  they  would  suffer  compared  with  the  ability 
to  sell  for  apartment  development.  Proposed  adjustments 
to  the  local  street  pattern,  and  particularly  street 
closings,  were  criticized  as.  inappropriate  for  existing  and 
future  traffic  volumes.  Objections  were  also  expressed 
regarding  the  location  of  local  shopping  facilities  at 
Howard  and  Bleecker  rather  than  Howard  and  Sherboume. 

The  City  Fire  Chief  pointed  out  that  the  closing  of  Howard 
Street  between  Rose  Avenue  and  Parliament  Street  would  cut 
off  access  from  the  fire  hall  at  the  corner  of  Rose  Avenue 
and  Howard  Street  to  Danforth  Avenue  and  East  Rosedale.  He 
suggested  that  it  might  be  relocated  at  Parliament  and 
St.  James  Streets,  which  would  give  ready  access  to 
Parliament  and  Bloor  Streets,  Danforth  Avenue  and  East 
Rosedale,  together  with  routes  southward  on  Parliament  and 
westward  on  Howard  to  Sherboume. 
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Comments : 

The  proposals  in  the  Plan  for  the  Don  were  coloured  by  the 
situation  at  the  time  it  was  published*  There  was  no 
doubt  about  the  desirability  of  high  density  residential 
redevelopment  in  this  area,  but  a  major  objective  was  that 
the  area  should  be  considered  as  a  single  unit  for  the 
preparation  of  a  comprehensive  redevelopment  plan,  with 
the  possibility  that  this  might  involve  the  revision  of 
the  street  pattern  to  serve  more  efficiently  and  effec¬ 
tively  the  requirements  of  new  development.  It  was  also 
intended  that  usable  open  space  in  units  large  enough  to 
permit  the  park  deficiencies  in  this  area  to  be  alleviated 
should  be  provided;  that  a  judicious  mixture  of  building 
types  to  provide  a  range  of  accommodation  for  those 
families  who  find  apartment  blocks  unsuitable  should  be 
made  available;  and  that,  to  prevent  the  surrounding 
streets  from  being  overtaxed,  a  lovyer  density  than 
presently  permitted  be  maintained. 

Replies  to  the  specific  criticisms  which  were  made  of  the 
original  plan  would  now  be  irrelevant  in  view  of  the 
recently-published  plan  for  the  comprehensive  private 
redevelopment  of  most  of  this  area  under  the  name  of 
"St.  James town,*’  but  certain  observations  on  this  Scheme 
are  called  for. 

It  should  be  noted,  to  begin  with,  that  in  broad  concept 
the  St.  Jamestown  proposal  is  in  keeping  with  the  objectives 
expressed  in  the  Plan  for  the  Don  and  illustrated  by  the 
proposed  guide  plan:  that  the  area  should  be  redeveloped, 
through  private  land  assembly,  according  to  an  integrated 
scheme  that  would,  among  other  things,  give  it  a  character 
of  harmonious  unity.  To  this  extent  the  St.  Jamestown 
proposal  is  not  only  acceptable  but  fully  in  accordance 
with  the  aims  of  the  Plan. 

This  being  3aid,  however,  it  is  necessary  to  point  out  that 
the  present  proposal  for  the  St.  Jamestown  scheme  has  a 
number  of  important  characteristics  stemming  from  its  being 
designed  to  take  advantage  of  the  existing  zoning,  which 
is  undersirable  in  several  ways,  and  from  the  great  scale 
of  the  project,  which  makes  it  virtually  a  town  in  itself. 
These  considerations  led  the  City  of  Toronto  Planning 
Board  to  pass  the  following  motion  on  February  2,  1965: 

That  the  Board  agrees  with  the  principle  of  comprehensive 
development  which  requires  the  closing  and  re-arrangement 
of  streets. 

That  the  Board  recognizes  with  regret  the  present 
zoning  provision,  ordered  by  the  Ontario  Municipal 
Board,  that  permits  excessive  density  and  inadequate 
parking,  and 
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That  the  Board  would  recommend  consideration  of 
improvements  to  the  project,  particularly  in  regard 
to  - 


the  need  for  adequate  parking; 
the  need  for  a  satisfactory  circulation  system; 
the  need  for  an  adequate  commercial  and  recreational 
land  centre;  and 

the  need  to  create  diversity  in  design  and  type  of 
housing. 

And  further,  the  Board  reconsnends  that  City  Council 
take  steps  to  make  provision  for  the  housing  of  those 
people  being  displaced  during  construction. 

In  the  light  of  the  foregoing  it  is  now  recommended  that: 

(i)  The  rezoning  and  guide  plan  proposals  of  the  Plan  for 
the  Don  be  dispensed  with,  the  central  purpose  of  the 
latter  (unified  comprehensive  redevelopment)  having 
been  achieved; 

(ii)  The  objectives  expressed  in  the  Planning  Board* s 
motion  be  sought  in  discussions  and  negotiations  with 
the  applicants, 

B*  BloorStnree  t : 


Some  interest  was  expressed  in  having  commercial  rather 
than  residential  zoning  along  the  Bloor  Street  frontage 
east  of  Sherboume  Street,  and  zoning  recognition  was 
requested  for  the  service  station  at  Bloor  Street  and 
Parliament  Street, 

Comments: 

Bloor  Street  from  Sherboume  to  Parliament  has  always  been 
residential  since  the  Zoning  By-law  was  passed.  A  recent 
study  by  the  Planning  Board  of  development  expectations 
along  the  Bloor  subway  route  concluded  that  the  space 
available  for  commercial  use  within  the  existing  C  zones 
substantially  exceeded  the  likely  demand.  As  a  result, 
reductions  of  density  have  been  recommended  in  specific 
locations  along  the  subway  route.  Rezoning  of  additional 
residential  lands  for  commercial  use  along  the  subway  would 
obviously  defeat  the  purpose  of  these  recommendations  and 
discourage  the  concentration  of  new  buildings  at  Yonge  and 
Bloor . 

The  service  station  at  Parliament  Street  has  been  the 
subject  of  another  Planning  Board  report  concerning  a  new 
automotive  commercial  zoning  category.  This  particular 
station  conforms  to  the  standards  recommended  in  that 
report  and,  therefore,  should  be  designated  for  the  new 
category.  The  neighbouring  service  station  on  Bloor  Street 
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does  not  conform  to  the  most  important  standard  -  location 
at  an  intersection  -  and,  therefore,  is  not  recommended 
for  re zoning. 

C.  Bloor,  Jarvis,  Wellesley  and  Sherboume: 

The  proposed  zoning  density  of  2.0  was  criticized  as 
inhibiting  new  development,  particularly  as  a  density  of 
2.5  was  proposed  to  the  east  and  south. 

Residents  were  concerned  about  the  prospects  of  office 
employees  and  visitors  usurping  the  parking  bays  on  Selby, 
Linden  and  Earl,  leaving  the  residential  parking  problem 
unsolved.  The  suggestion  was  also  received  that  the 
parking  bays  should  be  angled  to  permit  forward  rather 
than  reverse  parking  for  maximum  traffic  safety. 

The  third  criticism  here  was  concerned  with  the  ability 
of  Isabella  Street  to  handle  the  increased  traffic 
resulting  from  a  one-way  operation. 

Comments : 

Although  the  Don  Plan  envisaged  the  retention  of  most 
existing  buildings  for  small  offices,  institutions  and 
residential  use,  with  gradual  rebuilding,  the  area  has 
already  attracted  one  new  apartment  building  at  2.0 
density  since  the  appraisal  was  undertaken.  Zone  5 
density  was  not  proposed  primarily  because  the  existing 
street  layout  could  not  handle  the  traffic  and  a  new 
layout  is  not  possible  without  public  redevelopment  of  the 
whole  area.  A  thorough  re-examination  of  the  implications 
of  redevelopment  at  very  high  densities  led  to  the 
conclusion  that  no  change  in  the  Plan’s  recommendation 
was  justified, 

A  parking  design  in  such  a  confined  space  cannot  meet  the 
total  demand,  but  it  will  certainly  relieve  the  present 
critical  deficiency.  If  the  Public  Works  Department 
recommends  the  use  of  parking  meters,  then  residents 
might  be  granted  special  night-time  permits  under  by-law 
21333  with  a  revision  of  the  effective  starting  time  from 
midnight  to  6:00  p.m.  to  assure  parking  at  least  overnight* 
If  parking  meters  are  not  used,  then  residents  would  have 
•  to  compete  with  visitors. 

Both  forward  and  reverse  parking  have  advantages  of 
greater  safety  and  elimination  of  delay  in  manouevering. 

In  the  one  case  the  advantage  exists  in  entering  the  bay, 
and  in  the  latter  case  in  leaving  the  bay,  A  final 
decision  will  depend  on  detailed  studies  by  the  Traffic 
Division  of  the  Public  Works  Department. 
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Isabella  Street  is  the  only  east-west  street  in  this  area 
that  will  not  have  parking  bays,  and  it  should  revert  to 
one-way  westbound.  The  assumption  that  traffic  volumes 
will  increase  over  the  current  rush  hour  peak  of  600  does 
not  appear  valid  in  the  light  of  the  proposed  major 
improvements  to  Jarvis  Street.  Isabella  and  Sherboume 
Streets  are  now  used  because  of  delays  on  Jarvis  and 
Bloor  Stroets.  When  Jarvis  Street  is  widened  to  six  lanes 
with  turning  bays,  and  when  street  cars  are  removed  from 
Bloor  Street,  these  annoying  delays  should  be  reduced. 

4.  Sub-Area  2:  Wellesley  -  west  of  Parliament  -  Dundas  - 

Ontario  -  Gerrard  -  Jarvis 


A.  Park: 

An  alternative  location  for  a  major  local  park  to  serve 
that  part  of  the  Don  District  north  of  Carlton  Street  was 
recommended  in  the  block  north  of  Winchester  School 
rather  than  the  block  south  of  Rose  Avenue  School. 

Comments : 

If  Winchester  School  becomes  a  complete  senior  school, 
then  the  school  extension  to  replace  the  old  building  will 
be  equipped  with  a  gym  and  a  swimming  pool.  It  would, 
therefore,  be  desirable  to  combine  the  playground  and 
community  centre  adjacent  to  the  school  for  maximum  use 
of  all  facilities.  However,  if  the  plans  for  a  gym  and 
pool  do  not  materialize,  then  the  site  south  of  Rose 
Avenue  School  has  a  distinct  size  advantage. 

B.  Offices: 

Consideration  of  R..4A  zoning  for  the  apartments  on  the 
south  side  of  Wellesley  Crescent  to  permit  doctors* 
offices  was  requested. 

Comments : 

As  Wellesley  Hospital  and  Princess  Margaret  Hospital  expand, 
the  need  for  suitable  accommodation  for  doctors'  offices 
adjacent  to  the  hospitals  becomes  more  critical.  One  of 
the  most  important  criteria  of  suitability  is  parking 
space  for  the  doctors  and  visitors,  and  studies  by  the 
City  of  Toronto  Planning  Board  have  concluded  that  it  is 
more  practical  to  provide  parking  north  of  the  hospitals 
than  adjacent  to  the  apartments  on  Wellesley  Crescent. 

C.  Redevelopment 

Public  acquisition  of  Bleecker  Street  followed  by  private 
reconstruction  was  recotanended  because  of  poor  physical 
condition. 
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Consents: 

*— W«iii  m  IIMW  Ml  tr, 

Surveys  of  physical  conditions  on  the  east  side  of  Bleecker 
Street  between  Wellesley  and  Carlton*  where  rehabilitation 
is  proposed,  indicated  that  85%  of  the  properties  are  in 
fair  condition  and  15%  are  poor.  A  full-scale  neighbour¬ 
hood  improvement  programme  would  include  expropriation 
and  clearance  of  those  buildings  that  are  beyond  repair 
in  order  to  safeguard  investment  in  other  improvements. 
However,  the  structural  soundness  of  most  dwellings 
together  with  social  viability  of  the  neighbourhood  warrant 
rehabilitation  rather  than  a  total  clearance  programme* 

The  west  side  of  Bleecker  Street  is  coned  to  permit 
offices  and  apartments*  As  the  demand  arises,  it  is 
anticipated  that  private  developers  will  undertake  the 
gradual  redevelopment  of  Sherbourna  Street  with  a  full 
block  depth  through  to  Bleecker  Street. 

5«  Sub-Area  3;  Garrard  -  Ontario  -  Dundas  -  Parliament  - 

Shuter  -  Jarvis 


A.  Concentration  of  Public  Housing 

Several  government  agencies  concerned  with  planning  and 
housing  have  expressed  concern  over  the  proposed  additional 
concentration  of  public  housing  south  of  Gerrard  Street. 

Cocaaents : 

Most  of  the  area  south  of  Gerrard  Street  between  Jarvis 
and  Parliament  has  deteriorated  both  physically  and 
functionally  to  the  point  where  rehabilitation  measures 
are  not  adequate  to  curtail  the  spiral  of  decline.  In 
terras  of  civic  responsibility,  there  is  no  alternative 
to  public  acquisition  and  rebuilding.  Studies  of  the 
Don,  beginning  in  1956  with  the  city-wide  Urban  Renewal 
Study  and  complemented  by  the  current  detailed  Appraisals, 
conclude  that  housing  is  the  best  future  use  for  this 
land;  industrial  needs,  which  are  primarily  of  the  incubator 
type,  are  limited  to  the  existing  industrial  belt;  a 
major  shopping  concentration  would  offer  serious  competi¬ 
tion  to  the  existing  centre  on  Parliament  Street;  and 
office  demand  will  be  concentrated  downtown  with  only  a 
.  fringe  on  Jarvis  Street.  The  only  question  remaining  is 
what  type  of  housing  is  most  suitable.  Experience  to 
date  suggests  that  serious  adjustment  problems  arise  if 
downtown  families  are  relocated  to  suburban  areas  where 
they  are  faced  with  a  new  middle-class  value  system  as 
well  as  an  unfamiliar  physical  environment.  There  will 
always  be  a  strong  case  for  scattering  public  housing 
throughout  the  Metro  area  to  serve  all  people  who  are 
living  in  inadequate  housing,  but,  for  people  who  must 
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seek  jobs  wherever  they  may  be  available  in  the  Metro¬ 
politan  area  and  who  are  dependent  on  public  transporta¬ 
tion  to  reach  them  and  who  have  for  this  reason  (among 
others,  perhaps)  always  lived  downtown,  near  the 
transportation  hub,  the  best  solution  is  to  provide  new 
housing  more  or  less  in  the  old  location « 

Criticism  of  large  areas  of  public  housing  often  revolves 
around  the  physical  scale  and  the  concentration  of  poor, 
maladjusted  and  welfare  families.  However,  it  seems 
clear  that  scale  is  really  a  scapegoat  for  a  number  of 
specific  deficiencies,  including  unimaginative  design, 
inadequate  community  and  recreation  facilities, 
inappropriate  use  of  high-rise  buildings  for  families 
and  rigidity  of  administration.  The  three  low-rental 
housing  projects  in  the  District  are  also  conspicuous 
and  rather  overpowering  because  of  their  relation  to  the 
low,  compact  buildings  surrounding  the  projects.  As  the 
whole  area  south  of  Garrard  Street  is  gradually  rebuilt, 
and  the  design,  recommendations  of  the  Don  Plan  are 
implemented,  public  housing  will  be  no  more  conspicuous 
than  any  other  concentration  of  apartments* 

The  argument  regarding  concentrations  of  poor  and  problem 
cases  also  seems  to  beg  the  question,  as  these  people 
already  live  in  the  area  -  in  perhaps  larger  numbers  now 
than  later,  in  view  of  the  Housing  Authorities'  policy 
of  limiting  welfare  cases.  A  basic  fact  of  city  structure 
is  the  attraction  of  persons  with  similar  economic, 
educational,  and  social  backgrounds  to  the  same  neigh¬ 
bourhood.  The  mixing  of  different  social  groups,  a 
favourite  theme  of  planning  theorists,  is  in  reality 
only  possible  within  very  narrow  ranges.  However,  it 
should  be  noted  that  despite  the  proposed  "concentration" 
of  public  housing  south  of  Gerrard  Street,  fulfilment  of 
the  plan  as  a  whole  would  actually  tend  to  result  in  a 
greater  diversity  of  population  than  now  exists,  through 
the  introduction  of  private  high-density  housing  west  of 
Sherbouma. 

B.  Redevelopment  Units : 

The  Appraisal  suggests  that  redevelopment  can  be  phased 
in  parcels  of  two  or  three  acres.  This  proposal  has  been 
criticized  on  the  grounds  that  the  parcels  are  not  large 
enough  to  permit  the  creation  of  a  new  environment. 

Comments: 

Acquisition  and  clearance  in  parcels  is  an  attempt  to 
limit  the  costs  for  the  City  in  each  year,  but  there 
would  be  no  delay  between  parcels.  Investment  capital 
in  each  parcel  would  be  secured  by  civic  guarantees  of 
a  logical,  progressive  programme  contained  in  the 
redevelopment  plan. 
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C.  Prospects  for  Private  Redevelopment: 

A  six-block  area  (Gerrard  -  Jarvis  -  Shuter  -  Sherbourne) 
is  reconsnended  for  private  apartment  development  in  the 
interior,  with  the  possibility  of  offices  and  motels 
along  Jarvis  Street .  The  ability  of  this  area  to  attract 
private  capital  has  been  queried  in  view  of  low-rental 
housing  projects  across  the  street  to  the  east  and  south. 

Comments: 

Some  misunderstanding  has  arisen  regarding  the  population 
that  will  eventually  occupy  new  housing  east  of  Sherbourne. 
It  is  important  to  emphasise  here  that  persons  with 
serious  problems  should  be  directed  to  special  treatment 
cendHS  outside  of  the  district  and  only  those  who  can  be 
absorbed  into  a  normal  community  would  be  rehoused  here. 

The  end  result  would  be  a  new  community  with  a  population 
structure  similar  to  most  residential  areas  bordering 
downtown,  where  approximately  a  quarter  of  the  residents 
are  single  persons.  Therefore  the  adjacent  population 
should  not,  itself,  be  a  deterrent  to  private  investment 
west  of  Sherbourne. 

There  is  already  a  possibility  of  a  major  change  in  the 
area,  as  the  C.B.C.  has  expressed  a  serious  interest  in 
the  three  blocks  bounded  by  Dundas ,  Jarvis,  Shuter  and 
Sherbourne  for  a  new  broadcasting  centre.  Studies  are 
now  underway  to  determine  the  feasibility  of  acquiring 
and  developing  the  site  for  this  purpose. 

Residential  redevelopment  is  also  a  realistic  prospect  in 
view  of  the  strategic  location,  proposed  improvement  of 
Jarvis  Street,  the  two  parks  nearby  and  the  appeal  of 
consolidated  (public)  ownership.  While  it  cannot  be 
assumed  that  such  development  would  attract  a  much 
higher  income  group  than  is  characteristic  of  the  area 
now,  there  is  a  possibility  that  it  might  do  so. 

D.  Salvation  Army  and  City  Hostels: 

Redevelopment  of  Moss  Park  has  brought  to  the  surface  a 
long-standing  concern  regarding  the  incompatibility  of 
hostels  for  transients  with  a  stable,  residential 
neighbourhood.  The  future  of  the  Salvation  Army  Hostel 
on  the  edge  of  the  new  apartment  development  has  already 
been  seriously  questioned  by  planning  agencies  as  well 
as  by  residents  of  the  surrounding  area.  A  similar 
concern  will,  no  doubt,  also  arise  over  the  City  Hostel 
when  redevelopment  proceeds  north  of  Dundas  Street. 
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Comments: 

Incompatibility  appears  to  be  chiefly  the  result  of  two 
factors,  (a)  the  administrative  policy  of  the  hostels, 
and  (b)  inadequate  alternative  facilities.  All  transient 
men  must  leave  the  hostels  by  8:00  a-.m.  in  order  to  seek 
employment  at  the  National  Employment  Service  Office  (now 
located  at  Dundas  and  Jarvis)  or  dally  labour  with  con¬ 
tractors  who  pick  up  men  at  the  Salvation  Array  Hostel. 

Lack  of  education  and  skills  obviously  limits  employment 
opportunities  regardless  of  the  degree  of  ambition, 
leaving  a  substantial  number  of  men  with  little  to  do 
for  eight  hours  each  day.  Many  of  those  over  50  seek 
shelter  and  companionship  at  the  Good  Neighbours  Club 
on  Sherbourne,  but  two  converted  houses  are  quite 
inadequate  to  meet  the  total  need.  The  remainder  seek 
shelter  wherever  they  can  find  it,  or  congregate  in 
parks  when  the  weather  will  permit.  Such  a  diverse 
group,  including  seme  asocial  men,  is  bound  to  couflict 
with  the  permanent  population  of  the  area.  Any  final 
solution  to  such  a  complex  social  problem  will  require 
a  study  of  realistic  alternatives.  Both  hostels  are 
relatively  new  and  in  good  condition.  They  provide  a 
vital  service  that  must  remain  in  or  close  to  downtown. 

Sale  of  the  buildings  may  prove  difficult  and  a  better 
location  impossible  to  find.  Yet  the  character  of  the 
hostel  population  may  present  an  obstacle  to  private 
investment  between  Jarvis  and  She r bourne . 

A  long-range  solution  must  obviously  include  re-education 
and  refraining  programmes  on  a  large  scale  to  avoid  the 
anticipated  increase  in  the  number  of  men  seeking  hostel 
accommodation.  In  the  meantime,  if  the  hostels  remain  in 
their  present  location,  the  primary  need  appears  to  be 
for  daytime  shelter  for  all  ages  -  either  in  the  hostels, 
in  an  expanded  Good  Neighbours  Club,  or  in  additional 
facilities  that  will  provide  useful  activities  as  well  as 
shelter. 

These  are  the  most  obvious  and  pressing  needs  that  have 
come  to  light  in  the  original  Appraisal  of  the  Don  District. 
However,  it  is  imperative  that  a  full-scale  study  be 
undertaken  of  the  population  to  be  displaced  by  clearance 
and  their  needs,  to  ascertain  the  most  effective  methods 
of  long-range  assistance.  It  is  recommended  that  the 
Social  Planning  Council  of  Metropolitan  Toronto  consider 
the  sponsorship  and  direction  of  such  a  study  and  that 
consideration  be  given  to  obtaining  financial  assistance 
under  either  section  23A  of  the  National  Housing  Act 
(whereby  the  Central  Mortgage  and  Housing  Corporation  will 
pay  50%  of  Mthe  cost  of  the  preparation  of  an  urban  renewal 
scheme,  including  the  cost  of  all..... social.... .research 
and  planning  necessary  therefor";  the  provincial  government 
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will  contribute  a  further  25%)  or  under  Part  V  of  the  Act 
(whereby  C.M.H.C*  may  directly  finance  studies  of  housing 
conditions  and  other  matters)* 

E*  Redevelopment  Priorities; 

Since  the  Don  Appraisal  was  released  for  public  considera¬ 
tion,  the  Metropolitan  Toronto  Urban  Renewal  Study  has 
been  inaugurated*  la  view  of  the  stated  goal  of  this 
study  to  establish  priorities  for  the  whole  Metro  Planning 
Area,  it  has  been  suggested  that  decisions  on  redevelopment 
action  in  the  Don  should  await  the  findings  of  this  report* 

Cosaaenta: 

Under  the  existing  legislative  and  financial  arrangements 
involving  three  and  often  four  levels  of  government  (if 
re-use  for  public  housing  is  proposed)  redevelopment  is  a 
lengthy  and  complex  process,  as  the  Moss  Park  and 
Alexandra  Park  projects,  both  recommended  as  top  priority 
in  Urban  Renewal  Study  of  1956,  bear  witness* 

While  it  is  certainly  sound  policy  to  establish  urban 
renewal  priorities  on  a  Metropolitan-wide  basis,  it  is 
also  an  obvious  fact  that  by  far  the  greater  part  of  the 
problem  lies  within  the  boundaries  of  the  City  of 
Toronto,  and  for  this  part  priorities  were  established, 
in  general  terms,  eight  years  ago*  Like  Moss  Park  and 
Alexandra  Park,  the  area  now  proposed  for  redevelopment 
in  the  Don  Appraisal  (south  of  Gerrard  and  east  of  Jarvis) 
was  indentified  in  the  1956  report  as  requiring  major  urban 
renewal  measures* 

The  Appraisal  has  clarified  existing  physical  and  social 
problems  and  provided  a  broader  context  in  which  to 
appreciate  the  redevelopment  proposals  and  achieve  a 
gradual  upgrading  of  the  whole  District*  Since  the 
publication  of  the  Appraisal,  the  City  of  Toronto  Planning 
Bo  d  has  also  prepared  a  Residential  Improvement  Programme 
in  which  two  parts  of  the  Don  Planning  District  are  among 
the  three  areas  recommended  for  immediate  renewal  action* 

The  Improvement  Progranaae  presents  detailed  recommendations 
for  these  areas.  With  District  plans  completed,  and 
renewal  proposals  made  public,  it  appears  highly  undersirable 
to  delay  the  already  lengthy  process  to  follow.  It  also 
seems  quite  unneces sary  to  wait  perhaps  another  two 
years  for  a  report  which  is  unlikely  to  make  any  radical 
changes,  so  far  as  this  particular  area  is  concerned, 
in  the  recommendations  already  made  in  a  report  which 
will  by  then  be  ten  years  old. 
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F.  Commercial  Re-Zoning: 

In  March  1963,  an  application  was  made  for  re-zoning  of  the  cor¬ 
ners  of  Sherboume  Street  and  Shuter  Street  from  R*4  V.2  to 
C.l  V.2  to  permit  construction  of  a  motor  hotel.  The 
application  was  deferred  for  the  Don  Supplementary  Report, 

Comneofcs; 

The  site  mentioned  is  part  of  the  proposed  redevelopment 
area  and  is  scheduled  for  low-rental  housing.  The  Don 
Plan  confirms  the  residential  future  of  the  District  and 
the  need  to  replace  those  neighbourhoods  which  are  beyond 
repair.  However,  the  only  commercial  uses  required 
within  these  redevelopment  areas  are  small  groups  of 
stores,  located  away  from  main  arteries  to  serve  a 
purely  local  pedestrian  population  and  to  satisfy  limited 
daily  needs. 

At  the  same  time  the  Plan  has  recognized  the  importance 
of  providing  suitable  space  for  motor  hotels  and  has 
recommended  a  special  provision  in  the  proposed  C.1A 
zone  on  Jarvis  Street,  Widening  and  improvements  to 
Jarvis  Street  together  with  C.1A  zone  depths  provide  the 
most  attractive  location  and  the  best  development 
opportunities  to  accommodate  motor  hotels.  It  appears, 
therefore,  that  the  requested  re-zoning  should  not  be 
approved . 

G.  Revision  of  Redevelopment  Area  Boundary: 

Adoption  of  Ontario  Street  as  the  eastern  boundary  of  the 
redevelopment  area  was  criticized  by  a  large  number  of 
residents*  Conditions  on  the  east  side  of  Ontario  Street, 
around  Berkeley  Street  and  west  of  Parliament  Street, 
were  claimed  to  be  at  least  as  bad  as,  if  not  worse  than, 
in  other  parts  of  the  redevelopment  area,  and  a  request 
for  an  extension  of  the  boundary  to  Parliament  Street 
was  recorded. 

Comments: 

A  subsequent  fihld  survey  of  the  blocks  between  Ontario 
Street  and  Parliament  south  of  Gerrard  revealed  that 
conditions  north  of  Dundas  Street  were  the  same  as  at 
the  time  of  the  original  survey,  but  that  in  the  southern 
blocks  conditions  were  worse  than  had  previously  been 
estimated. 

In  addition  to  poor  residential  conditions,  the  second  field 
survey  established  that  all  but  four  small  commercial 
buildings  on  Parliament  Street  and  Dundas  Street  were  in 
poor  condition. 
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Therefore,  it  is  now  recommended  that  the  eastern 
redevelopment  area  boundary  be  moved  to  Parliament 
Street  to  permit  large  scale  clearance  of  the  remaining 
four  blocks  south  of  Dundas ,  with  the  exception  of  the 
new  industrial  and  warehousing  building, 

6,  Sub-Area  4:  Shu ter  -  Parliament  -  Queen  -  Jarvis  (Moss  Park) 

No  comments . 

7.  Sub-Area  5:  Bloor  -  Don  River  -  Gerrard  -  East  of 

Parliament  -  Wellesley  -  Parliament 

A.  Traffic  and  Parking 

The  presence  of  a  zoo  next  to  a  residential  area  was 
criticized  only  once. 

Residents  were  more  concerned  about  traffic  congestion 
and  totally  inadequate  parking.  Several  suggestions  were 
made  for  new  parking  arrangements: 

-  angle  parking  on  the  western  boundary  of  the  zoo  and 
Necropolis  Cemetery  between  Carlton  and  Amelia  Streets. 

-  use  of  Spruce  Court  Public  School  grounds  at  least  on 
week-ends  and  during  the  summer  months . 

The  original  proposal  in  the  Appraisal  for  a  parking  lot 
at  the  end  of  Carlton  Street  was  criticized  as  too  costly 
for  the  benefits  that  would  accrue. 

Comments : 

Traffic  congestion  on  Sumach  Street  is  severe,  particularly 
in  the  summer  months  when  the  peak  attendance  is  reached. 
The  Plan  recommends  that  Sumach  Street  be  widened  to 
function  as  a  collector.  Angle  parking  on  one  side  of  the 
right-of-way  would  only  defeat  the  purpose  of  the  widening 
and  add  to  congestion. 

The  use  of  Spruce  Court  Public  School  grounds  is  a  more 
desirable  and  feasible  solution,  with  appropriate  super¬ 
vision.  A  pilot  project  has  been  approved  in  principle 
by  the  Board  of  Control  and  the  Board  of  Education,  but 
has  not  yet  been  carried  out.  However,  it  is  still  under 
active  consideration  by  the  Metro  Parks  Department  in 
conjunction  with  the  Board  of  Education. 

If  the  Spruce  Court  playground  provides  adequate  space, 
then  the  parking  lot  proposal  at  the  eastern  end  cf 
Carlton  Street  could  be  abandoned.  However,  if  no 
decision  is  taken  to  create  a  new  Metro  zoo  in  the  fairly 
near  future,  it  may  become  necessary  to  provide  much 
larger  parking  facilities  for  Riverdale. 
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B.  Redevelopment 

A  pocket  of  very  poor  housing  around  Sackville  Place  has 
been  recommended  for  public  clearance.  No  opposition  was 
received  to  this  proposal,  but  consideration  of  an  eastern 
extension  of  the  clearance  area  was  requested. 

Comments : 

Figure  35  in  the  Don  Appraisal  (General  Plan)  identifies 
this  pocket  only  in  a  diagrammatic  fashion.  Since  the 
completion  of  the  Appraisal  more  detailed  studies  have 
been  carried  out  and  a  redevelopment  area  more  precisely 
defined  (see  Fig.  6).  To  the  east  of  the  proposed 
redevelopment  site  is  an  industrial  building  which, 
though  non-conforming,  is  in  fair  condition  and  does  not 
create  a  serious  nuisance.  The  City  should  consider  its 
acquisition  and  clearance  for  new  housing  at  some  future 
date. 

This  pocket  is  part  of  one  of  the  three  first-priority 
renewal  project  areas  recommended  in  the  City  Planning 
Board* s  Improvement  Programme. 

C.  Schools 


Considerable  consternation  was  caused  by  the  proposal  to 
expand  St.  Martin’s  School  site  and  by  the  lack  of 
qualifying  information  on  the  direction  of  expansion. 

Comments : 

The  Separate  School  Board  has  now  completed  the  purchase 
of  all  houses  east  of  the  school  in  order  to  carry  out 
its  expansion  plans, 

D.  Traffic  and  Transportation 

Traffic  filtering  through  this  residential  neighbourhood 
en  route  to  main  arteries  has  been  a  problem  for  some 
years.  Residents  of  Carlton  Street  are  most  seriously 
affected  by  traffic  volumes,  and  they  requested  traffic 
controls  at  Carlton  and  Sackville  Streets  to  curb  the 
high  accident  rate.  Widening  of  Sackville  Street  was 
criticized  on  the  grounds  that  it  would  be  a  serious 
encroachment  on  what  remained  of  private  property. 

A  one-way  paired  system  was  recommended  for  Wellesley  and 
Amelia  Streets  to  overcome  the  necessity  of  widening 
Wellesley  Street.  Finally,  the  suggestion  was  made  that 
the  proposed  bus  service  should  be  extended  south  to 
Gerrard  Street  rather  than  returning  along  Winchester 
Street. 
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CoESiCiits: 


In  the  past  four  years  (1960-1964),  eighteen  automobile1 
accidents  were  reported  at  the  intersection  of  Carlton  and 
Sackville  Streets,  Involving  extensive  damage  and  personal 
injuries.  The  primary  factors  responsible  for  these 
accidents  ware  disobedience  of  the  existing  stop  signs  on 
Carlton  and  excessive  spaed  on  Sackville.  Action  recom¬ 
mended  by  the  Traffic  Division  to  alleviate  this  problem 
includes  the  following  steps: 

-  paint  stop  lines  for  east-west  traffic 

-  replace  the  existing  stop  sign  on  the  nortrv*en«t 
corner  with  a  30”  x  30”  sign 

-  relocate  the  existing  stop  sign  on  the  south-west 
corner  from  the  south  edge  of  the  sidewalk  to  the 
boulevard  for  better  visibility 

-  prohibit  parking  50’  from  the  corner  on  the  south  side 
of  Carlton  Street  west  of  Sackville  Street 

If  these  combined  measures  fail  to  curb  accidents,  then 
the  next  step  would  be  a  stop  sign  at  Sackville  Street. 

In  the  Don  Plan,  both  Sumach  and  Sackville  Streets  were 
recommended  for  widening  by  4*  to  function  effectively  as 
one-way  paired  collectors.  In  both  cases,  the  widening 
can  be  accommodated  within  the  existing  right-of-way  and 
the  Plan  recommends  that  every  effort  be  made  to  preserve 
the  magnificent  old  trees  in  designing  the  widening  and 
to  replace  those  few  that  cannot  be  saved.  The  end  result 
would  be  a  slightly  wider  street  with  only  a  slight  loss 
of  the  shade  and  beauty  that  are  so  important  in  making  it 
an  attractive  place  to  live. 

Wellesley  and  Amelia  Streets  present  another  possibility 
for  one-way  paired  collectors  that  the  Traffic  Division  of 
the  Department  of  Public  Works  should  consider  as  an 
alternative  to  the  original  proposal.  Widentngs  of  both 
streets  to  28'  would  still  be  required,  but  a  distinct 
advantage  lies  in  a  minimum  loss  of  residential  amenities 
on  two  streets  rather  than  the  more  serious  disruption 
that  a  32*  widening  on  Wellesley  Street  alone  would  entail. 

Public  transportation  has  been  somewhat  neglected  in  this 
sub-area,  and  a  new  bus  route  was  recommended  to  fill  the 
gap.  Winchester  was  originally  recormnended  for  the  southern 
link,  primarily  because  the  width  can  easily  accommodate  a 
bus  and  secondly  because  it  bisects  the  sub-area.  Gerrard 
Street  now  has  ar  excellent  street  car  service  and  there 
appears  to  be  no  valid  reason  for  extending  the  bus  south 
to  a  busy  artery  where  it  would  only  add  to  congestion. 

8.  Sub-Area  6:  Gerrard  -  River  -  Shuter  -  Parliament 

(Regent  Park  North  and  Regent  Park  South) 
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No  comments 
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9.  Sub  Area  7:  Gerrard  -  Don  River  -  Queen  -  Parliament  - 

Shuter  -  River  (Industrial  Belt) 

A.  Shuter  -  Parliament  -  Queen  -  Sackville : 

A  variety  of  concerns  were  raised  as  a  result  of  the 
redevelopment  proposal  for  these  three  blocks.  In  spite 
of  unfavourable  living  conditions  several  residents 
expressed  a  desire  to  stay,  and  requested  that  only  the 
worst  buildings  be  demolished,  namely  those  on  Treffan 
and  Tracy  Streets,  Shop  owners  on  Queen  Street  expressed 
their  willingness  to  rehabilitate  if  their  buildings  were 
permitted  to  remain.  An  alternative  re-use  of  the  land 
was  suggested  in  the  form  of  a  community-institutional 
complex  related  to  the  needs  of  Moss  Park  and  Regent  Park 
South, 

Comments : 


There  is  little  doubt  that  residential  conditions  here 
are  among  the  worst  in  the  Don  District  as  a  result  of 
poor  construction  standards,  serious  deterioration,  many 
small  lots  and  proximity  to  industries.  Retention  of 
the  few  buildings  in  fair  condition  would  seriously 
inhibit  a  physically  and  economically  successful  redevelop¬ 
ment  scheme.  In  addition,  it  is  unlikely  that  expenditures 
on  rehabilitation  of  these  fair  buildings  could  extend  the 
life  expectancy  more  than  a  few  years ,  and  clearance  would 
be  inevitable  at  a  later  date.  Since  the  publication  of 
the  Don  Appraisal,  further  detailed  studies  have  led  to 
the  inclusion  of  this  area  in  the  Residential  Improvement 
Programme  as  one  of  the  three  first-priority  renewal 
areas,  and  detailed  recommendations  for  redevelopment 
and  improvement  are  made.  It  is,  however,  envisaged 
that  the  new  buildings  would  be  such  as  to  provide  suitable 
acconsnodation  for  the  f  ami  Ilea  who  now  occupy  the  ones  that 
would  be  demolished. 

The  detailed  renewal  scheme  recommended  in  the  Improvement 
Programme  (see  Fig.  6)  does  not  include  clearance  of  the 
Queen  Street  shops,  which  would  remain  as  local  shopping 
facilities  for  the  adjacent  residential  area.  It  would, 
however,  be  desirable  to  examine  the  possibility  of 
improving  them,  together  with  the  Moss  Park  shops  on  the 
west  side  of  Parliament  Street,  with  N*H.A*  assistance. 

The  possibility  of  finding  an  alternative  use  for  this 
area,  other  than  industry,  has  been  under  consideration 
for  many  years.  A  major  shopping  complex  would  seriously 
jeopardize  the  strength  of  Parliament  Street  and  would 
be  poorly  located  in  terms  of  its  service  area.  Industry 
was  rejected  due  to  lack  of  demand  for  sites  north  of 
Queen  Street.  A  rehousing  scheme  designed  primarily  to 
provide  better  accommodation  for  the  present  residents 
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seemed  the  best  choice.  However,  the  inclusion  of  certain 
communal  facilities,  particularly  a  medical  clinic, 
social-welfare  services  offices,  community  centre  and 
recreation  building,  would  be  highly  desirable  and  is 
recommended  in  the  Improvement  Programme. 

3 •  Genera!  Steel  Wares  Site: 

Reorganisation  within  the  General  Steel  Wares  Company  has 
released  the  six-acre  site  at  River  Street  and  Gerrard 
Street  for  re-use.  The  City  Council  lias  recently  approved 
the  rezoning  of  the  site  to  permit  an  apartment  development, 
with  shops,  at  a  density  of  approximately  3.5,  with  75% 
parking. 

Comments : 

This  change  in  zoning  was  opposed  by  the  City  of  Toronto 
Planning  Board  on  the  grounds  that: 

(i)  The  increased  residential  density  is  inconcistent 
with  the  City* s  expressed  policy  for  residential 
densities.  The  excessively  high  density  will  not 
be  a  suitable  environment  for  large  numbers  of 
families  with  children,  and  the  relatively  large 
number  of  potential  children  could  further  overload 
the  school  serving  the  district. 

(li)  The  reduction  in  parking  requirements  is  contrary 

to  City  policy  and  to  the  best  interests  of  the  City. 

Although  in  this  case  Council  decided  against  following 
the  recommendations  of  the  Planning  Board,  it  is  important 
that  the  decision  not  he  regarded  as  a  precedent.  Tine 
application  of  the  standards  approved  by  Council  in  this 
case  to  further  projects  would  mean  in  effect  the  abandoning 
of  principles  that  are  now  well  established  and  essential 
to  maintaining  a  sound  form  of  development  in  the  City. 

Immediately  adjacent  to  the  site,  to  the  south,  is  a  C.3 
zone  in  which  heavy  industrial  development  may  take  place 
in  the  future.  In  view  of  the  residential  development  of 
the  G.S.W.  site,  a  change  to  C02  seems  desirable  (to 
Bundas  Street)  to  reduce  incompatibility  with  neighbouring 
apartments,  while  retaining  the  possibility  of  expansion 
for  the  City  Property  Department *s  warehouse  between  Oak 
Street  and  Cornwall  Street,  and  this  is  now  recommended. 

10.  Sub-Area  8:  parliament  Street  Shopping  Area 

The  need  for  more  parking  facilities  to  help  Parliament 
Street  to  compete  with  large  shopping  centres  was  generally 
endorsed,  although  the  suggestion  was  received  from  a 
number  of  residents  that  the  new  parking  lot  should  be 
located  in  the  block  south  of  Carlton  Street  rather  than 
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the  block  north  of  Carlton  Street.  Considerable  opposition 
was  expressed  to  the  proposed  change  from  commercial  to 
residential  zoning  on  Parliament  Street  between  Amelia  and 
Wellesley  on  the  east  side  and  Prospect  and  Wellesley  on 
the  west  side.  Finally,  some  confusion  was  apparent  over 
the  intent  of  the  guide  plan  for  the  corner  of  Parliament 
and  Gerrard, 

Comments : 


Although  the  block  north  of  Carlton  has  certain  advantages 
for  parking  purposes  -  it  is  physically  separated  from 
dwellings  by  Metcalfe  Street,  it  is  central,  and  it  directly 
serves  the  hotel  -  detailed  urban  renewal  studies  subsequent 
to  the  Appraisal  led  to  the  conclusion  that  housing  on 
Dermott  Place  should  be  cleared  and  that  therefore  it  would 
be  appropriate  to  provide  the  parking  lot  between  Dermott 
Place  and  Parliament  Street,  south  of  Carlton.  Increasing 
demand  may  in  time  make  it  appropriate  to  carry  out  the 
original  proposal,  north  of  Carlton,  as  well. 

In  the  Appraisal  a  realistic  attempt  was  made  to  deal  with 
the  serious  over-zoning  for  retail  commercial  uses  by 
recommending  cut-backs  in  C  zones  where  shops  were  non¬ 
existent,  were  few  and  scattered,  or  were  in  poor  condition. 
Since  the  original  survey,  four  new  shops  have  opened  on 
Parliament  Street  north  of  Prospect,  thereby  making  retail 
commercial  the  dominant  use.  In  recognition  of  this 
change  and  of  the  attempts  of  several  owners  to  improve 
their  properties,  it  is  now  recommended  that  C.l  V.l 
zoning  be  retained  for  this  block. 

Unfortunately,  the  guide  plan  that  was  incorporated  in 
the  Appraisal  gave  rise  to  considerable  misunderstanding 
regarding  the  future  of  existing  shops.  It  is  important 
to  emphasize  that  the  guide  plan  merely  suggested  an 
improved  form  of  new  development  which  could  be  put  into 
effect  the  present  owners  or  new  owners  wish  to  rebuild. 
The  comer  of  Parliament  and  Gerrard  was  selected  for 
illustrative  purposes  because  of  the  unique  design  assets 
of  a  corner  and  a  park,  but  a  similar  design  could  have 
been  presented  for  any  other  section  of  Parliament  Street. 
There  was  certainly  no  intention  to  suggest  that  the 
focus  of  the  shopping  centre  should  be  moved  from  Carlton 
Street  to  Gerrard  Street. 
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CHAPTER  III 


RECOMMENDATIONS 


1,  Introduction 


The  objectives  of  the  Plan  for  the  Don  were  summarised  in 
Chapter  I,  and  Chapter  II  described  the  reactions  to  the 
Appraisal  and  Plan  and  the  resultant  modi ficat ions  to  the 
original  proposal*,  This  Chapter  now  sets  out  in  detail  the 
City  of  Toronto  Planning  Board  *  s  final  r  e  c  ommenda t  ions  as 
they  emerge  from  this  painstaking  process  of  study,  appraisal, 
plan,  presentation  and  reconsideration.  In  some  cases  the 
original  proposals  are  elaborated  as  a  result  of  further 
studies  by  the  City  of  Toronto  Planning  Board,  and  of  the  new 
urban  renewal  and  housing  policies  of  the  federal  and  provincial 
governments „  In  particular,  detailed  urban  renewal  studies 
carried  out  by  the  City  Planning  Board  added  to,  and  to  some 
extent  modified,  the  proposals  made  in  the  original  Appraisal* 
Since  these  detailed  schemes  are  described  in  the  Board’s 
Residential  Improvement  Programme,  they  are  not  set  out  in 
detail  in  this  report,  but  where  they  entailed  departures 
from  the  Appraisal’s  recommendations,  the  latter  have  been 
modified  accordingly. 

The  revised  recommendations  are  set  out  under  a  number  of 
headings  -  "official  plan",  ” zoning”,  "housing  by-law"  and  so 
forth  -  according  to  the  general  type  of  action  and  responsi¬ 
bilities  involved.  In  some  cases  they  are  worded  in  rather 
broad  terms  because  relevant  work  has  not  yet  been  completed 
or  because  further  examination  in  detail  is  needed  before 
specific  action  can  be  proposed;  in  these  cases  approval  in 
principle  is  called  for  as  a  basis  for  the  completion  of  the 
additional  work  that  is  needed,. 

Many  of  the  recommendations  -  all  those  dealing  with  matters 
involving  the  policies  and  direct  actions  of  the  City  itself  - 
are  set  out  under  the  general  heading  of  "Official  Plan". 

But  there  are  also  many  proposals  which  will  require  changes 
in  the  law,  or  in  civic  by-laws  and  fiscal  policy,  or  will 
have  to  be.  carried  out  by  the  Board  of  Education,  Metropolitan 
Toronto,  welfare  agencies,  private  citizens  and  other  agencies 
or  people  whose  actions  the  City  cannot  control.  None  of 
these  are  amenable  to  inclusion  in  the  Official  Plan,  and  to 
carry  out  these  recommendations  will  require  policy  decisions, 
persuasion,  assistance,  administrative  procedures  and  the  like, 
rather  than  straightforward  plans  and  programmes.  These 
proposals  are,  however,  nearly,  if  not  quite,  as  important  as 
those  to  be  incorporated  in  the  Official  plan. 
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All  these  detailed  recommendations  should  be  read  in  the  light 
of  the  general,  overriding  objective  of  the  Plan:  to  make  and 
keep  the  Don  District  a  pleasant  place  to  live  in,  and  a 
healthy  and  efficient  part  of  the  fabric  of  the  City.  The 
Don  is  an  old  residential  community.  Parts  of  it  have  changed 
or  are  changing  to  industry  or  business;  parts  have  become  so 
decrepit  that  the  only  reasonable  policy  is  to  replace  them 
entirely,  as  indeed  has  already  been  done  in  Regent  Park  North 
and  South  and  Moss  Park,  But  much  of  the  Don  is  still  sound 
and  livable,  even  though  spotted  here  and  there  with  decay, 
dilapidation,  and  buildings  which  do  not  make  good  neighbours 
in  a  residential  area.  The  purpose  of  the  Plan  is  not  to 
make  a  radical  change  in  the  basically  family -residential 
character  of  the  Don;  it  is  to  ensure  that  where  change  is 
inevitable  and  desirable  it  takes  place  in  an  orderly  manner, 
to  clear  out  and  replace  those  parts  of  the  District  which  are 
decayed  beyond  repair,  and  to  do  whatever  is  possible,  with 
the  help  of  the  people  of  the  Bon  themselves,  to  improve  and 
stabilise  the  rest  of  the  District  as  its  residents  have  long 
known  it.  Without  this  combination  of  remedial  and  preventive 
measures,  the  future  of  the  Don  will  be  a  sad  story  of 
haphazard  infiltration  of  non- residential  uses,  slow  decay, 
and  ever-worsening  conditions  for  the  thousands  of  citizens 
who  make  their  homes  there. 

2,  Official  Plan 


The  official  Plan  is  the  municipality* s  formal  statement  of 
policies,  purposes  and  intentions  for  an  area,  governing 
future  actions  in  those  matters  which  fall  within  the 
municipality’s  jurisdiction,  such  as  the  nature  and  intensity 
of  changes  in  land  use  (controlled  by  zoning) ,  public  works 
programmes  and  the  like.  The  provisions  of  the  present  Official 
Plan  of  the  City  which  apply  to  the  Don  District  are  for  the 
most  part  too  general  to  have  any  real  effect  on  the  course  of 
change,  and  the  following  proposals  are  put  forward  as  a 
series  of  detailed  amendments  to  the  Official  Flan  designed  to 
carry  out  the  policies  recommended  in  the  Appraisal  (modified 
as  necessary) . 

2A,  Official  Plan:  General  Statement 

The  Official  Plan  should  contain  a  general  statement  of  City 
policy  for  the  Don  District,  substantially  as  follows: 

Don  Planning  District:  General  Policy 

The  Don  Planning  District  will  remain  predominantly  a 
residential  area  during  the  plan  period  to  1980.  Civic 
policies  with  regard  to  residential  use  and  development  will 
be  directed  to  (i)  orderly  private  redevelopment  to  higher 
densities  of  parts  of  the  north-western  sector  of  the 
District,  in  the  area  bounded  generally  by  Bloor,  Parliament, 
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Wellesley  and  She rb auras  Streets  and  in  the  area  comprising 
the  properties  fronting  on  Homewood  Avenue  and  the 
connecting  dead-end  streets;  (ii)  clearance  and  redevelopment 
of  the  area  bounded  by  Gerrard,  Ontario,  Bundas,  Parliament, 
Shuter  and  George  Streets,  together  with  the  blighted 
portions  of  the  Jarvis  Street  frontage;  (iii)  in  the  remain¬ 
ing  residential  parts  of  the  District,  clearance  and  redevelop¬ 
ment  of  pockets  of  bad  housing,  elimination  of  offensive  uses, 
and  such  measures  as  are  appropriate  to  maintain  and  improve 
these  areas  to  an  acceptable  level  for  family  living.  It  is 
anticipated  that  these  policies  will  lead  to  an  increase  in 
population  of  7,000  to  15,000  persons  by  1980,  To  serve  this 
population.  Parliament  Street  will  be  retained  and  reinforced 
as  the  main  shopping  area  of  the  District,  from  Wellesley 
Street  to  Shuter  Street,  with  local  shopping  facilities  at 
appropriate  locations  elsewhere.  A  major  new  park  will  be 
created  in  the  north-western  sector  and  small  local  parks 
elsewhere.  Certain  street  widenings  and  alterations  in  the 
arrangement  of  streets  will  be  carried  out  where  necessary 
to  improve  traffic  movement,  and  parking  space  will  be 
provided  to  serve  the  Parliament  Street  shopping  area  and  in 
other  areas  of  deficiency* 

The  south-east  corner  of  the  District,  east  of  Sackville 
Street  and  south  of  Shuter  Street,  and  east  of  River  Street 
and  south  of  Bundas  Street,  is  now  predominantly  industrial 
and  will  become  entirely  so.  Residential  uses  will  be 
removed  by  public  action  to  improve  access  to  industries  and 
to  provide  space  for  expansion  and  parking. 

Expansion  of  existing  hospitals  in  the  north-west  sector  is 
anticipated.  It  is  also  expected  that  other  institutions, 
together  with  professional  and  other  private  offices,  will 
make  use  of  presently  residential  buildings  in  this  part  of 
the  District,  that  is,  the  area  bounded  generally  by  Bloor, 
Sherboume,  Wellesley  and  Jarvis  Streets.  Intensive  office 
development  is  anticipated  on  the  south-east  corner  of  Bloor 
and  Sherbourne  Streets.  The  entire  frontage  of  Jarvis 
Street  is  expected  to  undergo  a  process  of  conversion  to 
office  buildings,  hotels  and  apartment  buildings. 

2B.  Official  Plan:  Land  Use  Policy 

The  official  plan  should  contain  a  statement  of  land  use  policy 
for  the  District,  substantially  as  follows  (references  are  to 
fig.  1  which  should  be  included  in  the  Official  ^lan): 

Land  Use  Policy 

The  general  nature  of  land  uses  in  the  Don  Planning  District 
to  1980,  to  be  promoted  by  zoning  and  other  appropriate  civic 
measures,  are  as  follows  (land  use  descriptions  and  area 
designations  are  to  be  regarded  as  general  indications  rather 
than  specific  and  binding  definitions): 
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Jarvis  Street  frontage  to  the  line  of  George  and  Huntley 
Streets  (sub-area  sections  1A,  2A,  3A  and  4A):  private 
redevelopment  to  office  buildings ,  high-density  residential 
use,  hotels,  institutions,  public  buildings  and  similar 
uses  appropriate  to  one  of  the  major  arteries  of  downtown 
Toronto . 

Sub -area  1  (boundaries:  Bloor,  Parliament,  Wellesley  and 
Jarvis  Streets),  Along  Bloor  Street,  between  Huntley  and 
Sherboume  Streets  (Section  B) ,  commercial  development  at 
moderate  density.  From  the  north  side  of  Selby  Street  to 
the  north  side  of  Earl  Street,  inclusive,  between  Huntley 
and  Sherbourne  Street  (Section  C) ,  continuation  of  existing 
residential  use  coupled  with  some  conversions  to  professional 
offices,  institutional  and  similar  uses,  and  some  residential 
redevelopment  to  a  higher  density  than  at  present.  In  the 
area  bounded  by  Bleecker  Street,  Wellesley  Street  and  the 
lines  of  Earl  and  Huntley  Streets  (Section  D) ,  expansion  of 
exisiting  hospitals  and  related  uses.  In  most  of  the  remainder 
of  the  sub-area  (Section  F) ,  private  high-density  residential 
redevelopment  according  to  a  comprehensive  development  plan, 
with  high-density  office  uses  in  the  block  bounded  by  Bloor 
Street,  Glen  Road,  Howard  and  Sherboume  Streets  (Section  E) 
and  local  shopping  on  Wellesley  Street  between  Bleecker  and 
Ontario  Streets  (Section  G) . 

Sub-area  2  (boundaries:  Wellesley  Street,  rear  of  properties 
abutting  the  west  side  of  Parliament  Street  as  far  south  as 
Lord  Dufferin  School,  then  Parliament ,Dundas ,  Ontario, 

Gerrard  and  Jarvis  Streets).  The  area  comprising  properties 
abutting  Homewood  Avenue,  Maitland  Place  and  Suffolk  and 
Montague  Streets  (Section  B) :  private  residential  redevelop¬ 
ment.  Along  the  north  side  of  Carlton  Street  from  behind 
the  Jarvis  Street  frontage  to  Sherboume  Street  (Section  C) , 
local  shopping.  Allan  Gardens  (Section  D) :  public  park  and 
recreation.  Along  both  sides  of  Sherbourne  Street  from 
Wellesley  Street  as  far  south  as  Section  C,  and  along  the 
east  side  thence  to  Gerrard  Street  (Section  E) ,  institutional, 
office  and  residential  uses,  including  private  redevelopment 
to  high  density.  Along  Wellesley  Street  between  Bleecker 
and  Ontario  Streets  (Section  F)  and  along  Dundas  Street 
between  Ontario  and  Parliament  Streets  (Section  H) ,  local 
shopping.  In  the  remainder  of  the  sub-area  (Section  G) , 
continuation  of  existing  residential  uses.  In  this  section, 
residential  redevelopment  will  be  permitted  at  a  density  of 
not  more  than  1  and  incompatible  non-conforming  and  intrusive 
uses  will  be  eliminated.  Certain  non-conforming  uses  which 
are  compatible  with  the  nature  of  their  surroundings ,  such 
as  comer  stores,  have  been  identified  (fig.  3).  If  and  as 
necessary,  the  Zoning  By-law  will  be  amended  to  permit 
rebuilding  and  other  changes  in  these  properties  that  do 
not  affect  their  general  character  in  such  a  way  as  to  make 
them  incompatible  with  a  residential  area.  Fig.  3  also 
indicates  certain  service  stations  which  can  be  regarded  as 
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compatible  non-conforming  uses;  however,  changes  in  zoning 
in  such  cases  would  have  to  be  considered  in  the  light  of 
the  standards  for  automotive  commercial  districts  set  out 
in  the  report  of  the  City  of  Toronto  Planning  Board  dated 

January  9,  1962, 

Sub -are a  3  (boundaries:  Garrard,  Ontario,  Dundas, 

Parliament,  Shu ter  and  Jarvis  Streets),  Between  George  and 
Sherbourne  Streets  (Section  B) ,  high-density  private 
comprehensive  residential  redevelopment,  with  appropriate 
related  uses,  following  public  clearance  and  sale  or  lease 
of  cleared  land*  East  of  Sherbourne  Street  (Section  C) , 
moderate-density  public  comprehensive  residential  redevelop¬ 
ment,  with  appropriate  related  uses,  including  local  shopping 
on  Parliament  or  Dundas  Street  or  both. 

Sub -area  4  (boundaries:  Shu ter .  Parliament,  Queen  and 
Jarvis  Streets).  Moss  Park  (Section  B) :  public  perk  and 
recreation.  East  of  Sherbourne  Street  (Section  C): 
continuation  of  existing  commercial  and  public  residential 
uses. 

Sub -area  5  (boundaries:  Bloor  Street,  Don  River,  Gerrard 
Street,  rear  of  properties  abutting  the  east  side  of 
Parliament  Street,  Wellesley  and  Parliament  Streets). 

River dale  Park,  St.  James*  and  Necropolis  Cemeteries,  Castle 
Frank  High  School  (Section  B):  continuation  of  existing 
recreational,  cemetery  and  school  uses.  It  is  the  policy 
of  the  City  that  with  the  exception  of  Board  of  Education 
buildings,  buildings  ancillary  to  the  cemeteries,  and  zoo 
zoo  or  recreational  buildings,  this  area  will  remain  open 
space.  It  is  further.  City  policy  that  Riverdale  Zoo  be 
retained  sven  if  a  Metropolitan  zoo  should  be  created, 

Castle  Frank  Crescent  (Section  C) :  continuation  of  existing 
low-density  residential  use.  Remainder  of  sub-area 
(Section  A):  continuation  of  existing  residential  uses, 
and  residential  redevelopment  at  a  density  of  1;  elimination 
of  incompatible  non-conforming  and  intrusive  uses;  and  with 
regard  to  compatible  non-conforming  uses,  the  same  policy 
to  be  employed  as  in  Section  G  of  sub-area  2.  Within 
Section  A,  public  residential  redevelopment  to  a  density  of 
not  more  than  1,  of  the  area  framed  lately  adjacent  to  Wood- 
stock  Place,  SackvlIXe  Place  and  Bowman  Street  (Section  D) ; 
and  acquisition  of  residential  properties  in  the  vicinity 
of  Dermofct  Place  (Section  E)  for  a  renewal  scheme  comprising 
a  public  parking  lot,  a  local  park  and  renovation  as  public 
housing  dwellings  in  adequate  structural  condition. 

Sub -area  6  (Regent  Park  North  and  South,  together  with  the 
blocks  between  Regent  Park  South  and  Parliament  Street) . 
Existing  residential,  commercial  and  public  uses  will  be 
continued,  with  local  shopping  facilities  recommended  for 
Regent  Park  North. 


Page  33 


Sub -area  7  (boundaries:  Shu ter  ,  River  and  Gerrard  Streets, 
the  Don  River,  Queen  and  Parliament  Streets) „  West  of 
Sackville  Street  (Section  A)  public  comprehensive  residential 
redevelopment  at  a  density  of  not  more  than  1,  with 
appropriate  related  uses,  in  particular  medical,  social 
welfare  and  recreational  facilities o  Industrial  uses  to 
be  eliminated  *  East  of  Sackville  Street  and  south  of  Oak 
Street  (Sections  B  and  C) :  exclusively  industrial  uses; 
residential  properties  to  be  publicly  acquired  and  cleared. 
Between  Dundas  and  Oak  Streets,  Go 2  zoning  to  protect 
adjacent  residential  areas,,  North  of  Oak  Street  (Section  D): 
private  high-density  residential  redevelopment  incorporating 
local  shopping  facilities. 

Sub -are a  8  (properties  abutting  Parliament  Street  from 
Wellesley  Street  to  Lord  Dufferin  School  on  the  west  side 
and  to  Gerrard  Street  on  the  east  side).  District  shopping 
and  other  appropriate  commercial,  professional  and  similar 
facilities  to  serve  the  whole  of  the  Don  District. 

2C.  Official  Plan:  Traffic  and  Streets 

The  Don  Plan  includes  a  number  of  proposals  regarding  changes 
or  improvements  in  the  street  system  and  related  matters. 

These  should  be  examined  in  detail  and  reported  on  by  the 
appropriate  civic  departments  (principally  Public  Works  and 
Streets)  and  the  proposals  in  their  final  form  should  be 
incorporated  in  the  Official  Plan.  Under  the  1964  amendments 
to  the  National  Housing  Act  and  to  provincial  urban  renewal 
policies,  financial  assistance  to  the  extent  of  75%  of  the 
costs  of  these  improvements  might  be  available  where  they  are  in 
an  urban  renewal  area.  This  indicates  the  desirability  of 
proceeding  rapidly  with  studies  which  might  be  expected  to 
lead  to  urban  renewal  schemes  in  the  District. 

The  proposals  are  as  follows: 

(a)  Designation  of  the  following  streets  as  collector  streets, 
to  be  widened  as  indicated;  existing  trees  to  be  retained 
as  far  as  possible.. 


Sackville .  Gerrard  to  Wellesley: 
Sumach ,  Gerrard  to  Wellesley: 
Wellesley,  Parliament  to  Sumach: 


From  24*  to  28* 
From  24’  to  28* 
From  24*  to  32' 


(As  a  possible  alternative  to  the  proposed 
widening  of  Wellesley  to  32* ,  consideration 
should  be  given  to  the  designation  as  one-way 
paired  collectors,  and  widening  to  28*,  of 
Wellesley  and  Amelia  from  Parliament  to  Sumach.) 
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Huntley,  Bloor  to  Earl:  From  21*  to  28* 

Howard ,  Sherbourae  to  Parliament:  From  24‘  to  32* 

(This  proposal  may  be  superseded  by  a  completely 
new  street  system  for  the  area.) 

(b)  Widening  of  Ontario  Street  between  Shuter  and  Gerrard 
Streets  to  accommodate  increased  traffic  volumes  arising 
from  the  proposed  redevelopment  of  this  area. 

(c)  Establishment  of  Earl  and  Isabella  Streets  as  a  one-way 
pair:  Isabella  from  two-way  to  one-way  westbound,  Earl 
from  one-way  westbound  to  one-way  eastbound. 

(d)  Improvements  in  paving,  sidewalks,  street  lighting  and 
other  street  furniture  on  Parliament  Street  to  accompany 
a  co-operative  prograiame  for  the  rehabilitation  of  the 
street  (sub-area  8)  (see  below  ’‘Citizen  Action”). 

(e)  Adequate  maintenance  of  paving  and  sidewalks  in  residential 
areas,  particularly  in  sub -areas  1  and  2  and  Section  5A; 
also  in  redevelopment  areas  not  scheduled  for  immediate 
clearance. 

2D.  Official  Plan:  Parking 

Hie  Plan  includes  several  proposals  regarding  the  provision  of 
parking  spaces.  These  should  be  examined  and  reported  on  by 
the  appropriate  civic  agencies  (principally  the  Parking 
Authority  of  Toronto  and  the  Public  Works  Department)  and  the 
proposals  in  their  final  form  should  be  incorporated  in  the 
Official  plan.  Again,  aome  of  these  proposals  might  become 
eligible  for  financial  assistance  under  urban  renewal  legisla¬ 
tion. 

The  proposals  are  as  follows: 

(a)  Parliament  Street  parking  lot. 

Location:  Carlton  Street  -  Dermott  Place  -  rear  of 

properties  fronting  on  Spruce  and  Parliament 
Streets;  to  serve  the  Parliament  Street 
shopping  area. 

Responsible  agency:  Parking  Authority,  possibly  using 

’’benefit  assessment”  scheme. 

Capacity:  310  cars. 

(b)  Parking  bays  on  Selby,  Linden  and  Earl  Streets.  This 
proposal  involves  the  widening  of  these  three  streets  and 
the  provision  of  45°  angle  parking  bays,  as  shown  below 
(see  also  fig.  5A) . 
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Parking  Bay 

No.  of 

spaces  Existing  Existing 
possible  pavement  &.0.W, 

New  pavement 
width 

including  bay 

Selby  St. 

North  Side 

27 

18*  25! 

57’ 

37* 

Linden  St. 

N.  &  S.  Sides 

45 

22  * 

66  * 

56* 

Earl  St. 

South  Side 

32 

20* 

60’ 

37* 

104 

(c)  Riverdale  Zoo  parking  lot. 

Location:  North  side  of  Carlton  Street  east  of  Sumach 

Street,  and  eastern  portion  of  the  properties 
fronting  thereon  on  the  south  side,  to  serve 
Riverdale  Zoo, 

Responsible  agency:  Parking  Authority  of  Toronto 
Capacity:  90  cars,  including  space  on  the  north  side  of 
Carlton  Street, 

(This  proposal  depends  on  the  experiment  with  the  use 
of  the  grounds  of  Spruce  Court  School  for  200  parking. 
If  the  need  can  be  met  by  Spruce  Court  School,  the 
Carlton  Street  proposal  can  be  abandoned,) 

(d)  Residential  parking. 

It  should  be  adopted  as  City  policy  in  the  Official  Rian 
that  where  possible,  the  City  will  co-operate  with  citizen 
efforts  to  provide  parking  space  through  the  use  of  bade 
lanes  and  the  interior  of  blocks.  Such  co-operation  would 
entail  (i)  necessary  lane  extensions  and  widenings,  (ii) 
creation  of  suitably  paved  and  finished  parking  areas,  on 
a  local  improvement  basis, 

2E,  Official  Plan:  Parks  and  Recreation 


The  Official  Plan  should  include  the  following  items  dealing 
with  parks  and  recreation.  For  some  of  these,  too,  urban 
renewal  assistance  might  he  obtainable, 

(a)  Designation  of  the  block  bounded  by  Ontario  and  Wellesley 
Streets  and  St,  James  and  Rose  Avenues  as  a  park.  This 
should  include  the  closing  of  St.  James  Avenue  between 
Ontario  Street  and  Rose  Avenue  and  its  incorporation  in 
the  park  to  provide  a  total  of  3.4  acres  of  public  open 
space,  and  the  construction  of  a  community  centre  and 
playground. 

Alternatively,  the  block  bounded  by  Wellesley,  Ontario  and 
Prospect  Streets  and  Rose  Avenue  would  serve  as  a  park 
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site,  Prospect  Street  west  of  Rose  Avenue  being  closed 
and  incorporated  in  the  site.  This  alternative  should 
preferably  be  adopted  only  if  Winchester  School  is 
extended  to  include  a  gymnasium  and  swimming  pool  which 
can  be  made  available  for  public  use. 

(b)  Riverdale  Zoo  should  be  indicated  in  the  official  Plan  as 
a  permanent  feature. 

(c)  Small  local  parks  should  be  acquired  and  developed  as 
follows,  in  accordance  with  City-wide  priorities: 


Approximate  Location  Area 


1.  Selby-Sherboume-Earl-Huntley  \  acre 

(Section  1C) 

*2.  Wellesley-Parliament-Carlton-  1  acre 

Bleecker 

(Section  2G) 

3.  Gerrard-Parliament-Dundas -Ontario  \  acre 

(Section  2G) 

4.  St,  James  Cemetery-Sackville-  \  acre 

Winchester-Parliament 

(Section  5A) 

5.  Winches ter-Sackville-Spruce-  \  acre 

Parliament 

(Section  5A) 


^Required  only  if  the  proposed  major  park  (see  (a) 
above)  is  located  north  of  Wellesley  Street. 

(d)  Appropriate  local  park  and  recreation  facilities  should  be 
included  in  redevelopment  projects  (Sections  3B,  3C,  7A) 
adequate  to  meet  the  needs  of  the  residents.  In  the  case 
of  Section  7A,  a  recreation  centre  to  meet  the  needs  of  a 
wider  area,  including  the  other  existing  and  proposed 
redevelopment  areas ,  should  be  incorporated  in  the  redevelop¬ 
ment  scheme. 

(e)  The  Official  Plan  should  include  provision  for  a  continuing 
programme  of  tree  planting  on  streets  in  those  residential 
areas  in  which  comprehensive  redevelopment  is  not  anticipated, 
particularly  Sections  1C,  2G  and  5A.  Fig.  6  shows  the 

main  areas  of  deficiency  in  street  trees. 
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3,  0 rban  Renewa 1 


Urban  renewal  and  Improvement  plans  for  the  District  are 
described  in  detail  in  the  City  of  Toronto  Planning  Board* s 
Residential  Improvement  Programme*  In  summary,  they  are  as 

follows: 

(a)  First  priority  project  areas 

In  accordance  with  the  recommendations  of  the  City  of 
Toronto  Planning  Board  Residentail  Improvement  Programme , 
the  two  following  areas  should  be  designated  as 
“redevelopment  areas”  under  the  provisions  of  the  Planning 
Act,  and  action  should  be  taken  as  rapidly  as  the  required 
procedures  permit  to  carry  out  renewal  programmes  under 
the  provisions  of  the  National  Housing  Act  and  the 
Ontario  Planning  and  Housing  Development  Acts.  These 
projects,  together  with  the  one  referred  to  in  the 
Residential  Improvement  Programme  as  Riverdale  1,  should 
take  priority  over  other  residential  renewal  projects  in 
the  City  as  the  first  stage  in  a  continuing  renewal 
programme  • 

Project  Area  1A  (sub-area  sections  7A  and  7B,  Shuter- 
River-Queen-Parliament) .  Programme:  west  of  Sackville 
Street  (sub-area  7A)  ,  excluding  the  Queen  Street 
frontage:  acquisition,  clearance  and  redevelopment  for 

residential  use  at  a  density  of  not  more  than  1  to 
provide  accommodation  primarily  for  the  present  residents 
of  the  project  area,  together  with  a  public  medical  and 
social  service  centre  to  serve  the  neighbouring  area. 

East  of  Sackville  Street  (sub-area  7B)  clearance  of 
residential  buildings  and  re-use  primarily  for  industrial 
purposes . 

Project  Area  3  (Sackville  Place)  (sub -area  section  5D, 
vicinity  of  Woodstock  Place,  Sackville  Place  and  Bowman 
Street).  Programme:  acquisition  and  clearance  of 
residential  properties  in  poor  condition  and  replacement 
by  moderate-rental  housing  at  a  density  of  not  more 
than  1* 

Project  Area  3  (Dermott  Place)  (sub-area  section  5E, 
interior  and  Carlton  Street  frontage  of  block  bounded  by 
Carlton,  Sackville,  Spruce  and  Parliament  Streets). 
Programme:  acquisition  of  properties  fronting  on 

Sackville,  Spruce  and  Parliament  Streets;  (i.)  clearance 
of  acquired  properties  west  of  Dermott  Place  and 
replacement  with  parking  facilities;  (ii)  rehabilitation 
and  re-use  as  public  housing  of  acquired  properties 
fronting  on  the  east  side  of  Dermott  Place  and  on  Carlton 
Street  east  of  Dermott  Place;  (iii)  clearance  of  the 
remaining  acquired  properties  and  replacement  with  a 
playground. 
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(b)  Other  renewal  areas  requiring  extensive  clearance 

and  redevelopment 

In  the  following  three  areas,  further  studies  should  be 
proceeded  with  in  order  to  produce  detailed  renewal  plans. 

After  the  completion  of  these,  the  areas  should  be 
designated  as  "redevelopment  areas"  under  the  provisions 
of  the  Planning  Act,  and  thereafter,  as  rapidly  as  finances 
and  administrative  procedures  permit,  and  subject  to  City¬ 
wide  priorities,  appropriate  renewal  programmes  should  be 
undertaken.  The  general  principles  on  which  renewal  plans 
should  be  based  are  described  below. 

Sub -area  sections  3A  and  3B  (Gerrard-Sherboume-Shuter- 
Jarvis).  Programme:  Preparation  of  detailed  comprehensive 
plan.  Assembly  in  stages  of  parcels  of  two  to  three  acres 
for  long-term  lease  to  private  developers  for  residentail 
development  at  a  density  of  2.5  in  accordance  with  the 
detailed  plan.  Present  tenants  to  be  relocated  in  public 
housing  east  of  Sherbourne  Street  or  elsewhere. 

Sub-area  section  3C  ( Gerrard-Ontario-Dundas -Parliament- Shuter- 
Sherbourne).  Programme:  Preparation  of  detailed 
comprehensive  plan.  Acquisition,  clearance  and  redevelop¬ 
ment  in  stages  as  determined  by  detailed  studies  and 
proposals  and  by  the  need  to  relocate  persons  displaced 
by  redevelopment  west  of  Sherbourne  Street  and  elsewhere. 

Public  redevelopment  to  include  the  following  elements: 
family  housing  at  low  rentals,  to  accommodate  present 
residents  together  with  families  displaced  by  redevelopment 
west  of  Sherbourne;  appropriate  accommodation  for  special 
groups  such  as  single  men;  a  reception  and  recreation 
centre  for  homeless  and  transient  men;  other  appropriate 
social  welfare  and  recreation  facilities  according  to 
detailed  studies  of  needs;  local  shopping  on  Dundas  or 
Parliament  Streets  or  both.  Redevelopment  to  be  carried 
out  on  the  basis  of  groups  of  200  to  300  dwellings,  each 
group  distinctive  in  design  and  in  mixture  of  dwelling 
types.  Maximum  site  density  of  2. 

Sub-area  section  7C  (project  area  IB,  Oak-Bayview 
Extension-Queen-River).  Programme;  acquisition  and 
clearance  of  all  existing  housing  and  leasing  of  sites 
for  industrial  use.  Relocation  of  displaced  tenants  in 
residential  redevelopment  areas. 

(c)  Improvement  Areas 

Section  2G  (Wellesley-rear  of  properties  fronting  on  the 
west  side  of  Parliament-Dundas-Ontario-Gerrard-Bleecker) . 
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Section  5A  (St.  James  Cemetery-Necropolis  Cemetery- 
Riverdale  Park-Gerrard-rear  of  properties  fronting  on 
the  east  side  of  Parliament) « 

In  these  parts  of  the  Planning  District,  and  others 
which  are  expected  to  remain  predominantly  residential 
without  large-scale  redevelopment  during  the  plan  period 
to  1980,  it  should  be  the  objective  of  the  City  to 
maintain  and  improve  housing  and  environmental  conditions 
by  whatever  combination  of  means  will  be  appropriate 
and  effective.  Such  means  might  include  any  or  all  of: 

(i)  Encouraging  and  facilitating  the  renovation  and 
improvement  of  private  dwellings. 

(ii)  Where  necessary,  public  acquisition,  repair  and 
renovation  of  private  dwellings  for  resale  or 
rental.  Such  action  would  be  called  for  where,  as 
a  result  of  inadequate  repair  and  maintenance,  a 
residential  building  has  a  detrimental  effect  on 
its  environs  and  impedes  or  prevents  the  general 
improvement  and  rehabilitation  of  the  area,  and 
where  other  action  to  correct  the  situation  has 
been  ineffective, 

(iii)  Where  individual  buildings  have  so  far  deteriorated 
as  to  make  renovation  impracticable,  public  acquisi¬ 
tion  and  demolition. 

(iv)  Providing  local  parks  and  other  facilities. 

(v)  Improving  streets,  sidewalks,  garbage  collection 
and  other  services. 

(vi)  Encouraging  and  assisting  the  provision  of  communal 
or  co-operative  facilities  such  as  parking  areas. 

(vii)  Any  other  appropriate  means. 

Further  studies  of  these  areas  should  be  carried  out  with 
a  view  to  the  preparation  of  an  urban  renewal  scheme  and 
securing  financial  assistance  under  Part  III  of  the 
National  Housing  Act  and  Section  22  of  the  Ontario  Planning 

Act. 

(d)  Existing  redevelopment  areas 

It  would  be  desirable  to  provide  local  convenience  shopping 
facilities  in  Regent  Park  North. 
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4.  Zoning 

The  proposed  zoning  reflects  and  is  intended  to  carry  out  in 
part  the  general  concept  of  land  use  and  development  as 
expressed  in  the  Official  Plan,  It  is  described  below  as 
summarized  on  P,118  to  121  of  the  Appraisal,  subject  to  certain 
changes  which  are  discussed  in  the  text  of  the  present  report 
and  which  are  also  noted  below* 

A,  Commercial 


(a)  C«1A  i.4  Z.5  -  hotels  and  apartment  hotels 

For  high  quality  office  and  institutional  development: 
along  the  full  length  of  Jarvis  Street  from  Bloor  to 
Queen,  involving  a  change  from  R.4A  Zone  4  south  of 
Carlton  (already  approved  by  Council)  and  C.l  V.2  at 
the  corner  of  Dundas  Street;  along  Sherbourne  Street 
from  Earl  to  Gerrard  (a  change  from  R.4  Zone  4),  and 
at  Bloor  and  Sherbourne  (a  change  from  R.4  Zones  3  and 
4) ,  and  for  the  hospital  complex  to  permit  expansion 
of  the  hospitals  (a  change  from  R.4  Zone  4). 

(b)  C.l  V.l 

Restricted  to  the  Parliament  Street  shopping  centre 
from  Wellesley  to  Gerrard,  and  an  extension  along 
Dundas  between  Parliament  and  Ontario,  to  encourage  a 
more  concentrated  commercial  core  and  discourage  strip 
commercial  along  the  east-west  arteries.  Two  small 
pockets  of  C.l  V.l  at  Selby -Sherbourne  and  Wellesley 
and  Sherbourne  will  not  be  changed. 

The  Appraisal  proposed  C.l  V.l  going  from  Amelia  to 
Shuter  rather  than  from  Wellesley  to  Gerrard.  However, 
it  is  now  recommended  that  it  be  extended  north  to 
Wellesley  to  recognize  recent  commercial  development 
(see  P0  27).  On  the  other  hand,  commercial  uses  south 
of  Dundas  would  be  eliminated  by  the  extension  of  the 
originally  proposed  renewal  area  to  Parliament  Street. 
If  detailed  studies  reveal  that  local  shopping  will  be 
needed  within  this  renewal  area,  appropriate  commercial 
zoning  can  be  reintroduced. 

(c)  C.l  V.2 

For  the  Bloor  Street  development  west  of  Sherbourne 
Street  (a  change  from  V.3  to  V.2  in  recognition  of 
development  potential  along  the  full  length  of  the 
subway  route).  For  two  remaining  groups  of  shops  in 
the  Moss  Park  development  area  no  change  is  required. 
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(d)  C.1S  L.2  Z.5 

For  the  north  side  of  Carlton,  west  of  Sherbourne 
Street  (approved  in  1961) , 

(e)  C.1S  L.2  Z.5  zoning  has  also  been  approved  by  the  City 
Council  for  the  General  Steel  Wares  site  at  River  and 
Gerrard  Streets  to  permit  a  high-density  apartment 
development  with  shops 0  (See  p0  26) 

(f)  C.1B  L.l  Z.l 

This  restricted  shopping  classification,  proposed  in  an 
earlier  City  of  Toronto  Planning  Board  report,  is 
recommended  for  both  sides  of  Wellesley  Street  between 
Bleecker  and  Ontario,  to  permit  rebuilding  of  an 
existing  local  shopping  centre  at  more  desirable 
standards,  subject  to  the  plans  for  St.  Jamestown;  and 
for  the  small  group  of  shops  in  Regent  Park  South. 

(g)  Compatible  Non-Conforming  Uses 

The  District  contains  certain  non-conforming  uses  in 
residential  areas  (corner  stores,  service  stations,  etc.) 
of  which  some  are  not  incompatible  with  their  surroundings. 
In  the  Appraisal  it  was  recommended  that  these  be 
re-zoned  to  end  their  non-conforming  status,  but  on 
further  study  it  appears  preferable  not  to  re- zone  them 
immediately,  but  to  identify  them  in  the  0 f ficial  P lan 
and  undertake  to  make  appropriate  zoning  changes  if  and 
as  necessary.  In  the  case  of  service  stations  such 
changes  will  depend  on  conformity  with  the  automobile 
commercial  standards  now  being  considered  for  inclusion 
in  the  zoning  by-law.  (See  p»31) 

(h)  Stores  in  Apartments 

A  recommendation  to  permit  certain  classes  of  commercial 
use  in  apartment  buildings  has  already  been  made  to 
Council  (July  7,  1964),  but  was  not  accepted.  This 
should  perhaps  be  reconsidered,  as  it  would  prove  useful 
in  the  Don  District. 

(i)  Automotive  Commercial 

An  existing  service  station  at  Bloor  and  Parliament  is 
recommended  for  inclusion  in  the  new  automotive 
commercial  category  when  this  is  adopted. 

B.  Open  Space 

(a)  Existing  Park  and  Cemetery  areas  will  remain  as  G  districts. 

(b)  For  all  valley  lands  now  in  public  ownership  as  one  step 
in  implementing  the  Natural  Parklands  report. 
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C.  Residential 


(a)  R.l  Z.l 

Restricted  residential  at  the  lowest  density  to 
maintain  the  existing  character  and  quality  of  Castle 
Frank  Crescent.,  An  amendment  to  the  Zoning  By-law 
permitting  schools  in  R,1  zones  has  already  been  approved. 

(b)  R.2  Z.4 

Permitting  a  density  of  2.0  times  the  lot  area  has  been 
approved  by  the  Ontario  Municipal  Board  for  the  Moss 
Park  Limited  Dividend  housing  project. 

(c)  R.4  Z.3 

Permitting  a  broad  mixture  of  residential  uses  at  a 
density  of  1.0  times  the  lot  area  should  be  applied  to 
all  residential  areas  east  of  Parliament  Street  and 
those  areas  expected  to  remain  stable  west  of  Parliament. 
This  would  involve  a  reduction  in  density  along  Carlton 
Street  from  Ze4  and  change  in  designation  from  industrial 
and  commercial  to  residential  south  of  Shuter  Street 
between  Parliament  and  Sackville.  The  houses  at  the 
east  end  of  Amelia,  between  the  two  cemeteries,  will  be 
included  in  thif*  zone. 

(d)  R.4  Z.4 

Permitting  a  density  of  2.0  times  the  lot  area  is 
recommended  for  the  area  east  of  Sherbourne  Street 
designated  in  the  Appraisal  for  public  acquisition 
followed  by  low-rental  family  and  single  persons' 
accommodation,  in  order  to  permit  individual  sites  to 
be  developed  at  this  density,  though  a  density  of  2 
for  the  area  as  a  whole  would  be  excessive.  South  of 
Dundas,  this  area  is  now  extended  east  to  Parliament 
Street  instead  of  ending  at  Ontario  as  proposed  in 
the  Appraisal  (See  pp.  21-22) 

A  third  R.4  Z.4  area  is  proposed  for  several  non- 
conforming  industrial  properties  on  Gcrrard  Street, 
to  encourage  rebuilding. 

(e)  R.4A  Z.4 


Permitting  small  offices  and  institutions  in  addition 
to  all  residential  uses  should  be  applied  to  the  north¬ 
west  sector  of  the  District  between  Sherbourne  and 
Jarvis  north  of  Earl  Street.  This  area  is  now  R.4  Z.4. 
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(f)  R.4  Z ,5 

Permitting  a  density  of  2.5  times  the  lot  area  is 
recommended  for  George,  Gerrard,  Sherbourne  and  Shuter 
-  in  stages  as  the  area  is  assembled  publicly,  and 
rebuilt  privately.  The  existing  density  is  Zone  4, 

R.4  Z.5  is  also  recommended  for  the  Ontario -Howard 
area,  which  is  to  be  privately  redeveloped  according 
to  a  comprehensive  plan;  and  for  the  Homewood  Avenue 
area,  subject  to  the  approval  of  a  suitable  redevelop¬ 
ment  plan. 

D.  Industrial 


(a)  C.2  V.2 

A  restricted  industrial  zone  should  be  extended  to 
cover  the  whole  area  south  of  Shuter  to  Queen  between 
Sackville  and  River,  except  for  such  modifications  as 
may  be  required  for  the  purposes  of  urban  renewal 
(See  p.  37) ,  but  should  be  removed  from  the  three 
blocks  to  the  west  »  Parliament,  Shuter,  Sackville  and 
Queen,  The  area  bounded  by  Oak,  the  Don  River,  Dundas 
and  River  Streets  should  be  zoned  C.2  V.2  due  to  the 
new  development  north  of  Oak,  instead  of  C.3  V.2  as 
proposed  in  the  Appraisal.  (See  p.  26). 

(b)  C.3  V.2 

The  present  general  industrial  zone  now  extending  from 
Queen  Street  north  to  Gerrard,  east  of  River  Street 
should  be  cut  back  from  Gerrard  to  Dundas  as  a  result 
of  the  re-zoning  north  of  Dundas.  (See  above.)  x 

5.  Housing  Standards  By-law 

In  order  to  achieve  the  objectives  described  in  the  Don 
Appraisal  for  those  parts  of  the  District  which  are 
predominantly  residential  and  in  which  no  major  change  is 
anticipated  in  the  near  future,  it  is  recommended  that  the 
City's  Housing  Standards  By-law  be  comprehensively  reviewed 
and  revised  as  necessary  to  make  it  as  effective  as 
possible.  Subject  to  securing  legislative  authority  where 
necessary,  the  revised  by-law  should  incorporate  the  following 
provisions : 

(a)  Up-to-date  standards  with  regard  to  structure,  safety, 

fire  precautions,  sanitation,  occupancy  and  general  fitness. 

(b)  In  addition  to  existing  powers  to  repair  or  demolish 
buildings  not  conforming  to  the  by-law,  authority  for  the 
City  to  acquire  buildings  in  order  to  carry  out  necessary 
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repairs  and  improvements  where  this  appears  to  be  the  best 
means  of  securing  the  desired  end* 

(c)  Prohibition  of  sale  of  any  building  under  notice  for  non- 
compliance  with  the  by-law,  except  for  demolition;  subject 
to  appeal, 

(d)  Adequate  enforcement  provisions,  including  higher  fines 
than  presently  provided,  and  such  other  provisions  as  may 
be  necessary  to  ensure  compliance „ 

6.  Assessment  and  Taxation 

To  encourage  maintenance  and  improvements  in  residential  areas 

where  redevelopment  is  not  anticipated,  two  measures  relating 

to  assessment  and  taxation  are  recommended.  These  are: 

(a)  Repeal  of  the  Partial  Exemption  By-law  (No,  8611)  in 
order  to  end  tax  exemptions  on  dwellings  assessed  at  $4,000 
or  less, 

(b)  Subject  to  securing  the  necessary  legislative  authority, 
a  moratorium  on  the  taxation  of  all  home  improvements  for 
a  period  of  five  years.  A  proposal  to  seek  legislation 
for  this  purpose  has  been  rejected  by  the  Committee  on 
Public  Welfare,  Fire  and  Legislation,  but  in  view  of  the 
desirable  results  to  be  expected  from  such  a  moratorium 
it  is  recommended  that  the  proposal  be  reconsidered. 

7,  Home  Improvement  Loan  Fund 


In  order  to  encourage  home  improvements  by  persons  unable  to 
obtain  financing  from  conventional  sources,  it  is  recommended 
that  consideration  be  given  to  the  setting  up,  subject  to 
securing  the  necessary  legislative  authority,  of  a  permanent 
civic  home  improvement  loan  fund  which  would  make  loans 
available  on  reasonable  terms  of  interest  and  repayment  for 
the  purpose  of  carrying  out  home  improvements,  if  this  is 
considered  to  be  necessary  to  ensure  that  adequate  home 
improvement  loans  are  available, 

8.  Welfare 


The  Don  Planning  District  contains  more  than  its  share  of 
"problem'*  groups,  some  of  whom  also  create  social  problems 
for  the  wider  community.  It  is,  therefore,  of  the  utmost 
importance  that  appropriate  institutions  and  services  be 
supplied  in  the  District  not  only  for  the  sake  of  those  in 
direct  need  of  them  but  also  in  order  that  the  District  be  a 
satisfactory  place  for  family  living.  Without  such  institutions 
and  services,  the  objectives  of  the  Plan  would  be  seriously 
endangered  as  a  result  of  unsatisfactory  social  conditions. 

Some  are  the  responsibility  of  the  City;  others  would  be 
provided  by  voluntary  agencies.  The  requirements  are  as  follows: 
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(a)  The  most  pressing  social  problem  confronting  the  District 
is  the  presence  of  a  large  number  of  single  men,  many 
elderly,  most  only  casually  employed,  without  fixed  homes, 
either  transient  or  living  in  hostels  or  rooming  houses. 
Under  the  new  (1964)  provisions  of  the  National  Housing 
Act  it  is  possible  to  provide  hostel  accommodation  and 
this  should  be  done  in  the  course  of  redevelopment. 

However,  there  is  an  immediate  need  for  an  institution 
which  can  provide  adequate  facilities  for  daytime  social 
activities,  recreation  and  other  activities  for  the  large 
population  who  have  no  other  refuge  but  streets,  parks 
and  beer  parlours,  or  a  few  inadequate  institutions  such 
as  the  City's  Good  Neighbours  Club.  It  is  recommended 
that  the  City  use  the  provisions  of  the  new  Part  III  of 
the  National  Housing  Act  to  acquire,  as  soon  as  possible, 
a  site  within  one  of  the  proposed  redevelopment  areas  in 
sub-area  3  for  such  a  day  centre,  and  make  use  of  such 
provincial  aid  as  may  be  available  (for  example,  under  the 
Elderly  Persons'  Social  and  Recreational  Centres  Act)  to 
finance  its  construction  and  operation.  Such  a  day  centre 
could  be  operated  either  by  a  civic  board,  as  is  the  Good 
Neighbours  Club,  with  which  it  might  be  consolidated, 

or  by  a  voluntary  organization  or  organizations  such  as 
the  Toronto  Men's  Hostel.  In  either  case,  churches  and 
other  organizations  which  presently  provide  facilties  for 
the  homeless,  transients  or  unemployed  might  participate 
in  the  activities  of  the  centre. 

(b)  A  specific  service  for  which  there  is  an  immediate  need  is 
a  reception,  reference  and  advice  agency  for  homeless  and 
transient  persons,  to  refer  them  to  the  social  welfare  or 
other  agency  best  suited  to  their  needs.  Such  a  service 
could  be  established  under  the  auspices  either  of  the  City 
or  of  the  Social  Planning  Council  of  Metropolitan  Toronto, 
and  could  be  housed  in  the  day  centre  when  it  was  built. 

(c)  Additional  nursery  and  day  care  facilities  for  children 
should  be  provided,  particularly  in  future  redevelopment 
schemes . 

(d)  The  redevelopment  of  section  7A  should  include  a  community 
centre  to  serve  both  existing  (Regent  Park  North  and  South 
and  Moss  Park)  and  new  housing  projects.  It  should  provide 
not  only  recreation  facilities  but  also  appropriate  welfare, 
medical  and  information  services . 

9.  Schools 


The  following  physical  changes  in  schools  and  school  grounds 
are  desirable  or  are  expected  to  take  place  during  the 
planning  period.  They  are  noted  here  in  the  interests  of 
completeness. 
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(a)  Replacement  of  the  original  building  of  Winchester  Public 
School  and  of  St„  Martin's  Separate  School. 

(b)  Elimination  of  one  secondary  school  (Lord  Dufferin  or 
Park)  south  of  Carlton  Street. 

(c)  Expansion  of  playground  space: 

(i)  Duke  of  York  Public  School  (with  redevelopment) 

(ii)  Lord  Dufferin  Public  School 

(iii)  Stc  Martin's  Separate  School 

(iv)  Jarvis  Collegiate  Institute, 

10.  Metropolitan  Toronto  and  T.T.C. 

Certain  proposals  in  the  Don  Appraisal  relate  to  matters 

falling  within  the  jurisdiction  of  the  Municipality  of 

Metropolitan  Toronto  or  the  Toronto  Transit  Commission. 

Implementation  of  these  proposals  should  be  recommended  to 

Metro  and  the  T.TcC.  by  the  City.  They  are  as  follows: 

(a)  Jarvis  Street  should  be  reconstructed  as  a  six-lane  road 
with  a  tree-lined  central  boulevard  and  tree  planting 
along  the  sides,  and  with  appropriate  lighting  to  emphasize 
the  continuity  of  the  street  with  Front  Street  and 
University  Avenue. 

(b)  When  redevelopment  is  carried  out:  realignment  of  Dundas 
Street  and  improvement  of  intersections,  between  George 
and  Sherbourne  Streets,  in  order  to  improve  traffic  flow 
and  reduce  accidents. 

(c)  The  Wellesley  Street  bus  route  should  be  extended  eastward 
to  a  loop  consisting  of  Wellesley,  Sumach,  Winchester  and 
Parliament  Streets. 

(d)  A  rapid  transit  facility,  possibly  an  underground  street 
car  line,  should  be  built  approximately  along  the  line  of 
Queen  Street  as  soon  as  practicable. 

11.  Administrative  Action 


Some  of  the  recommendations  of  the  Don  Appraisal  will  be  given 
effect  wholly  or  partly  through  organizational  measures  or 
administrative  procedures.  In  these  cases  the  City  Council 
and  Board  of  Control  would  be  required  to  give  the  appropriate 
direction  to  civic  officials  and  agencies,  and  where  necessary 
to  initiate  the  setting  up  of  appropriate  machinery. 

(a)  It  would  be  desirable  to  have  all  inspections  -  housing 
condition,  health,  fire,  etc.  -  carried  out  by  a  single 
staff  if  suitable  arrangements  can  be  made.  It  is 
recommended  that  the  legal  and  administrative  aspects  of 
this  arrangement  be  studied  by  the  appropriate  departments 
and  the  system  put  into  effect  if  it  proves  to  be  feasible. 
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(b)  Programmes  of  rehabilitation  would  require  the  concerted 
action  of  several  departments,  especially  Buildings, 
Development,  Parks  and  Recreation,  Public  Welfare,  Public 
Works  and  Streets.  Unified  rehabilitation  programmes 
should  be  planned,  and  carried  out  by  the  appropriate 
departments  in  cooperation  with  each  other  and  with  the 
residents  (see  below,  11:  Citizen  Action).  This  applies 
particularly  to  residential  improvement  areas  (namely 
sections  2G  and  5A)  and  to  the  Parliament  Street  shopping 
area  (sub-area  8).  The  assistance  now  available  under 
the  National  Housing  Act  for  programmes  of  this  nature 
should  be  noted. 

(c)  To  assist  in  rehabilitation  programmes  the  Development 
Department  should  provide  an  advisory  service  to  provide 
citizens  with  information  on  design,  materials,  home 
improvement  financing,  and  co-operative  organization. 

(d)  Due  to  the  social  problems  involved,  the  success  of  the 
proposed  redevelopment  schemes  will  depend  on  the  extent 
to  which  social,  recreational,  health  and  similar  needs 
are  met,  in  addition  to  the  provision  of  physical 
accommodation.  It  is  therefore  recommended  that  the 
planning  of  redevelopment  schemes  involve  advisory  and 
liaison  committees  representing  all  planning,  housing, 
recreation,  health  and  welfare  agencies,  and  that  all 
these  agencies  co-operate  in  adapting  their  programmes 
to  the  requirements  of  the  redevelopment  schemes. 

12,  Citizen  Action 

Not  all  the  proposals  in  the  Don  Appraisal  can  be  carried 
out  by  the  City  or  by  public  agencies.  Some  of  them  depend 
on  private  organizations  or  on  the  co-operative  efforts  of 
the  residents  and  businessmen  of  the  area  to  organize  for, 
undertake  and  pay  for  improvements  to  their  own  houses, 
neighbourhoods  or  business  premises.  In  these  cases  the 
role  of  the  City  is  to  advise,  educate,  assist  and  co-operate 
in  whatever  ways  seem  appropriate. 

(a)  It  would  be  most  desirable  if  merchants  and  owners  on 
Parliament  Street  were  to  undertake  co-operative  action 
in  a  ’'Norwich  plan"  for  improving  the  appearance  and 
character  of  the  street,  following  the  famous  example 
set  on  Magdalen  Street  in  Norwich,  England.  This  would 
involve  painting  shop  fronts,  replacing  signs,  lettering 
etc.  according  to  a  co-ordinated  scheme,  and  would  include 
whatever  measures  seemed  appropriate  and  practicable.  If 
such  a  scheme  were  undertaken,  the  City  should  co-operate 
in  every  way  possible,  such  as  by  street,  sidewalk  and 
lighting  improvements,  by  providing  well-designed  "street 
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furniture"  -  garbage  containers,  street  lights  -  and  by 
placing  wiring  underground.  Further  improvements  to 
Parliament  Street  could  be  accomplished  by  co-operation 
in  the  rebuilding  of  business  premises  to  provide 
attractive  groups  of  shops  incorporating  small  paved  or 
planted  open  spaces,  instead  of  simple  replacements  of 
individual  buildings. 

(b)  It  is  of  the  greatest  importance  in  preserving  the  older 
residential  areas  as  satisfactory  places  for  families  to 
live  in  that  the  residents  should  maintain  their  houses 
in  sound  and  attractive  condition  and  as  far  as  possible 
keep  them  up-to-date*  Internal  renovation,  repairs, 
regular  painting  and  tidy  yards  are  all  important  elements 

in  the  maintenance  of  pleasant  and  attractive  neighbourhoods. 
Special  attention  should  be  given  to  the  co-operative 
improvement  and  reconstruction  of  garages,  fences,  and 
storage  compartments  for  garbage  cans,  along  back  lanes. 

Home  improvement  programmes  should  be  promoted  by  the 
Development  Department,  which  should  provide  advice  on 
such  matters  as  design,  materials  and  financing;  and 
other  civic  departments  should  co-operate  through  street 
and  sidewalk  maintenance,  tree  planting,  lane  improvement, 
regular  garbage  removal  and  similar  measures. 

(c)  The  provision  of  local  residential  parking  lots  and  play- 
lots  on  a  local  improvement  basis  would  require  citizen 
initiative  and  also  co-operation  in  maintenance  and 
management. 

(d)  There  is  wide  scope  for  service  clubs  and  other  private 
organizations  to  provide  recreational  facilities  and 
programmes  for  children  and  young  people.  Facilities  and 
programmes  for  girls  in  particular  need  to  be  supplemented. 

13.  Legislation 

Certain  of  the  foregoing  proposals  would  require  changes  in 
provincial  legislation.  It  is  recommended  that  these  be 
studied  and  appropriate  submissions  made  to  the  provincial 
government.  The  proposed  changes  are: 

(a)  Legislation  permitting  the  City  to  establish  a  home 
improvement  loan  fund. 

(b)  Legislation  permitting  the  City  to  prohibit  the  sale  of 
dwellings  under  notice  for  repairs,  except  for  the  purpose 
of  demolition  and  subject  to  appeal. 
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(c)  Legislation  permitting  the  City  to  exempt  home  improvements 
from  taxation  for  a  period  of  five  years, 

(d)  Legislation  permitting  the  City  to  require  the  removal, 
without  compensation,  of  incompatible  non-conforming  uses 
at  the  end  of  an  appropriate  "life", 

(e)  In  view  of  (i)  the  adverse  effects  which  designation  as  a 
redevelopment  area  under  Section  20  of  the  Planning  Act 
tends  to  have  on  the  area  during  the  often  lengthy  period 
prior  to  actual  redevelopment,  and  (ii)  the  change  in 
terminology  and  the  broadened  provisions  of  Part  III  of  the 
National  Housing  Act:  it  is  suggested  that  the  term 
"urban  renewal"  should  replace  "redevelopment"  in  subsections 
(2)  ff  of  Section  20  of  the  Planning  Act,  and  that  "urban 
renewal"  be  defined  as  any  comprehensive  programme  of 
measures  to  improve  or  conserve  an  existing  urban  area, 
including  redevelopment;  and  that  an  appropriate  definition 
of  "urban  renewal  area"  be  included;  and  that  "redevelop¬ 
ment"  be  redefined  as  meaning  specifically  the  assembly 

of  land  and  the  clearance  and  replacement  of  existing 
buildings, 

14,  Further  and  Continuing  Studies 

Certain  proposals  will  require  further  study  in  order  to  produce 
detailed  recommendations  for  implementation.  It  is  recommended 
that  these  proposals  be  approved  in  principle  in  order  that  the 
necessary  detailed  examination  may  be  carried  out  by  the 
appropriate  departments  and  agencies. 

(a)  The  proposed  guide  plan  and  review  procedure  will  require 
consideration  in  principle  following  the  completion  of 
the  report  on  development  control  by  the  City  Planning 
Board, 

(b)  All  prospective  urban  renewal  areas,  including  both 
redevelopment  and  improvement  areas,  will  require  further 
examination  and  the  preparation  of  renewal  schemes  under 
the  terms  of  the  National  Housing  Act  and  corresponding 
provincial  policies.  This  will  involve  the  City  Planning 
Board,  the  Development  Department  and  other  civic  departments, 

(c)  It  is  particularly  important  that  careful  study  should  be 
given  to  the  social  needs  of  the  Don  District  and  in 
particular  to  the  measures  which  should  be  taken  to  minimize 
dislocation,  meet  social  needs  and  problems,  and  maximize 
social  benefits,  within  the  proposed  redevelopment 
programmes.  It  is  suggested  that  such  a  study  might  be 
undertaken  by  the  Social  Planning  Council  of  Metropolitan 
Toronto  with  financial  assistance  under  Part  V  or 
Sections  23A  and  23C  of  the  National  Housing  Act. 
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15.  Capital  Expenditures  and  Priorities 

The  following  is  an  estimate  of  the  capital  costs  involved  in 
the  various  recommendations  put  forward  in  this  report.  All 
projects  are  classified  as  ’’second  priority”;  that  is,  they 
fall  under  one  of  the  following  headings: 

(a)  Physical  and  functional  benefit  -  the  project  will 
contribute  substantially  to  the  improvement  of  the  physical 
environment  of  an  area,  or  the  manner  in  which  an  area 
performs  its  main  function. 

(b)  Economic  benefit  -  the  project  will  contribute  substantially 
to  the  City  enonomy. 

(c)  Competitive  advantage  -  the  project  is  important  to 
maintain  the  competitive  position  of  the  City  in  relation 
to  other  cities  of  similar  size  and  status. 

(d)  Programme  planned  and  approved  -  the  project  is  part  of  a 
programme  that  has  been  planned  and  scheduled,  and  approved 
by  Council  or  Planning  Board,  but  has  not  yet  commenced. 

(’’First  priority”  projects  are  those  already  committed  or 
commenced,  or  of  pressing  and  immediate  importance.) 

Except  for  items  8  and  9,  which  fall  outside  the  residential 
renewal  and  improvement  areas,  all  expenditures  listed  hereunder 
can  be  included  in  the  Residential  Improvement  Programme, 
which  is  designed  to  extend  over  a  twelve-year  period  with  an 
expenditure  of  one  million  dollars  per  year.  Estimates  for 
the  three  renewal  projects  on  which  immediate  action  is 
proposed  in  the  Improvement  Programme  (sub-area  sections  5D, 

5E,  6A)  are  omitted  because  they  are  given  in  detail  in 
Part  VII  of  the  Improvement  Programme  report. 

Other  estimates  are  as  follows: 

1.  Urban  Renewal 


Acquisition  and  clearance  of  the  area  south  of  Gerrard  Street, 
between  Jarvis  and  Parliament  Streets,  excluding  the  two 
blocks  bounded  by  Gerrard  -  Ontario  -  Dundas  -  Parliament 
Streets  and  excluding  public  buildings  or  major  industrial 
or  commercial  buildings. 

The  cost  of  acquisition  and  clearance  in  this  area  has  been 
included  in  the  overall  estimates  for  the  Residential  Improve¬ 
ment  Programme,  but  to  provide  the  cost  details  of  this 
section  of  the  programme  the  following  estimates  are  included.* 

I ... 


*Costs  throughout  are  calculated  on  a  "housing"  basis.  The 
inclusion  in  renewal  schemes  (as  would  be  desirable)  of  special 
facilities  such  as  new  schools  and  hostels  would  require 
appropriate  revision  of  the  estimates  of  costs  to  the  City. 


, 


Page  51 


(A)  Sub-Area  Section  3C  (East  of  Sherbourne  Street) 

1.  Land  Costs 

Total  cost  of  land  acquisition:  . $14,000,000 

Cost  to  the  City: 

(a)  If  the  cost  of  land 
acquisition  is  borne  by 
Metro  (Alexandra  Park 
precedent)  for  Ontario 

Housing . ..... . ••••••.•••  nil 

(b)  If  public  housing  is 
built  by  the  City  of 
Toronto  Housing  Authority 
or  Limited  Dividend 
Housing  Company: 

gross  cost  to  City  (25%)  $3,500,000 

less  25%  of  recovery  ($850,000)  212,500 

$3, 287, 500. ..3, 287 ,500 

ii.  Housing  Costs* 

Total  cost  of  new  housing: 

Land  $  850,000 

Construction  14,280,000 

Services  870,000 

$16,000,000  .  16,000,000 

Cost  to  the  City: 

(a)  If  housing  built  by  the 

Ontario  Housing  Corporation  . . nil 

(b)  If  housing  built  by  the 
City  of  Toronto  Housing 
Authority  under  Sec. 35 
of  the  N.H.A. 

City  share  10%  . .  1,600,000 

(c)  If  housing  built  by  the 

City  of  Toronto  Limited 
Dividend  Housing  Co. 

City  share  approx.  25%  . .  4,000,000 


/ 


•  #  • 


*In  addition  to  contributions  to  capital  costs,  75%  of 
operating  subsidies  will  be  borne  by  the  federal  and  provincial 
governments . 
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iii.  Total  Costs 


Total  cost  of  land  and  housing: 

Land  $14,000,000 

Housing  16  ,000 ,000 

$30,000,000  .  $30,000,000 

Cost  to  the  City: 

(a)  Metro/Ontario  Housing . nil 


(b)  City  of  Toronto  Housing  Authority 

Land  $  3,287,500 

Housing  1 ,600 ,000 

$  4,887,500  .  4,887,500 

(c)  City  of  Toronto  Limited 
Dividend  Housing  Company 

Land  $  3,287,500 

Housing  4,000 ,000 

$  7,287,500  .  7,287,500 


(B)  Sub-Area  Section  3B  (West  of  Sherboume  Street) 

(Private  redevelopment) 

Total  cost  of  land  acquisition:  . .  12,000,000 

Cost  to  the  City: 


Gross  cost  (25%  of  total) 
Less  25%  of  estimated 
recovery*  on  resale  to 
private  developer: 

Net  cost  to  City 


$3,000,000 


1,500,000 

$1,500,000 


1,500,000 


The  following  items  (2  to  7)  are  included  in  the  Residential 
Improvement  Programme.  The  estimated  cost  of  the  improvement 
is  included  here,  along  with  the  cost  to  the  City  when  part 
of  the  Improvement  Programme  and  assuming  that  federal  and 
provincial  assistance  is  available. 


/ 
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*The  estimate  of  recovery  ($6,000,000)  represents  half  the 
acquisition  cost  rather  than  an  actual  estimate  of  market  potential. 
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2.  Parliament  Street  Parking  Lot 

Total  estimated  cost:  $  300,000 

Cost  to  the  City  as  part  of  the  Improvement 

Programme:  195,000 

This  lot  could  be  provided  on  a  benefit-assessment 
basis  by  the  City  Parking  Authority  with  a 
consequent  paying  off  of  capital  expenditure. 

3.  Riverdale  Zoo  Parking  Lot 

Total  estimated  cost:  170,000 

Since  the  Zoo  is  a  Metropolitan  facility  the 


cost  should  be  borne  by  the  Metropolitan 
Corporation. 

Cost  to  Metropolitan  Toronto:*  42,500 

4.  Provision  of  Parks 

Total  estimated  cost:  275,000 

Cost  to  the  City  as  part  of  the  Improvement 

Programme:  68,750 

5.  Tree  Planting 

Total  estimated  cost:  20,000 

Cost  to  the  City  as  part  of  the  Improvement 

Pro  gramme :  5,000 

6.  Lane  Improvements 

Total  estimated  cost:  120,000 

Cost  to  the  City  as  part  of  the  Improvement 

Pro  gramme :  30 , 000 


7 •  Street  Widenings  and  Other  Street  Improvements 

in  Improvement  Areas 

Total  estimated  cost:  170,000 

Cost  to  the  City  as  part  of  the  Improvement 

Programme:  42,500 

/... 


^Assuming  contributions  by  the  federal  and  provincial  governments. 
Such  contributions  may  not  be  available  as  the  land  is  already 
owned  by  Metro. 
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8.  Street  Widenings 

Huntley,  Howard  and  Ontario  Streets 

Estimated  cost:  $  250,000 

9,  Other  Street  Improvements 


Estimated  cost: 


200,000 
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SUMMARY  OF  PROPOSALS:  REFERENCES  AND  PROCEDURE 


The  following  is  a  summary  of  the  proposals  put  forward  in 
this  Report.  For  each  proposal,  references  are  given  to  the 
Appraisal  and  to  the  previous  chapter  of  this  report,  so 
that  the  background  to  and  details  of  the  recommendation  may 
conveniently  be  found.  Alongside  each,  a  notation  is  made  of 
the  Committee  of  Council  and/or  civic  department  or  agency 
which  might  chiefly  be  concerned  with  its  implementation. 

References  to  the  texts  of  the  Appraisal  and  of  this  Report 
are  made  in  the  following  form: 

A  10  —  page  10  of  the  Appraisal 
S  10  —  page  10  of  the  Supplementary  Report 

Suggestions  regarding  Council  and  department  responsibilities 
are  made  under  the  heading  of  "procedure”,  using  the  following 
notation: 


B/C 

Cttee.  B&D 
Cttee.  P.W. 
Cttee.  P&R 
Cttee.  W.F.ScL 

P.B. 

Cr.  Bldgs. 

Cr.  Dev. 

Cr.  Fin. 

Cr.  P.&R. 

Cr.  Pig. 

Cr.  P.W. 

Cr.  Wei. 

Cr.  R.E. 

Cr.  Sts. 

C.  Sol. 

MOH 

Hsg.  Auth. 
Pkg.  Auth. 


-  Board  of  Control 

-  Committee  on  Buildings  and  Development 

-  Committee  on  Public  Works 

-  Committee  on  Parks  and  Recreation 

.-  Committee  on  Welfare,  Fire  and  Legislation 

-  City  of  Toronto  Planning  Board 

-  Commissioner  of  Buildings 

-  Commissioner  of  Development 

-  Commissioner  of  Finance 

-  Commissioner  of  Parks  and  Recreation 

-  Commissioner  of  Planning 

-  Commissioner  of  Public  Works 

-  Commissioner  of  Public  Welfare 

-  Commissioner  of  Real  Estate 

-  Commissioner  of  Streets 

-  City  Solicitor 

-  Medical  Officer  of  Health 

-  Rousing  Authority  of  Toronto 

-  Parking  Authority  of  Toronto 


i  • 
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Recommenda  tion 

A.  Official  Plan:  General  Statement 


Adoption  of  a  general  statement 
of  civic  policies  for  the  Don 
Planning  District,  as  part  of 
the  Official  Plan. 

B.  Official  Plan:  Land  Use  Policy 

Adoption  of  a  statement  of  land 
use  and  development  policies  for 
the  various  parts  of  the  District, 
as  part  of  the  Official  Plan. 

C.  Official  Plan:  Traffic  and  Streets 

(i)  Widening  of  sections  of  the 
fol lowing  streets  to  serve 
as  collector  streets: 

Sackville 

Sumach 

Wellesley 

Amelia  (subject  to  study) 

Huntley 

Howard 

Ontario. 

(ii)  One-way  pairing  of  Earl 
and  Isabella  Streets 

(iii)  Improvement  of  paving, 
sidewalks  and  street 
furniture  on  Parliament 
Street 

(iv)  Adequate  maintenance  of 
sidewalks  and  paving  in 
improvement  areas  and 
prospective  renewal  areas. 

D.  Official  Plan:  Parking 

(i)  Construction  of  a  parking 
lot  west  of  Dermott  Place 
as  part  of  the  Dermott  Place 
urban  renewal  project. 

(ii)  Construction  of  Parking  bays 
on  Selby,  Linden  and  Earl 
Streets. 


References 


A  106,  107 
S  29,  30 


S  30-33 


A  100,  101,  103, 
104,  118 
S  33,  34 


A  99,  100,  118 
S  34 

A  76,  77,  114 
S  34 


A  35,  111 
S  34 


A  74,  75,  114 
S  34 


A  101-103 
S  34,  35 


Procedure 


All  Cttees 
C.  Sol. 

Cr.  Pig. 


Cttee  B&D 
C.  Sol. 
Cr.  Dev. 
Cr.  Pig. 


Cttee.P.W. 
Cr.  P.W. 


Cttee.P.W. 
Cr.  P.W. 

Cttee.P.W. 
Cr.  P.W. 
Cr.  Sts. 


Cttee.P.W. 
Cr.  Sts. 


Pkg.  Auth. 


Cttee.P.W. 
Cr.  P.W. 
Cr.  Sts. 

/... 
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Recommendation 

Reference 

Procedure 

(iii) 

Construction  of  a  parking 

A 

70,  114 

Pkg.  Auth. 

lot  on  Carlton  Street  to 
serve  Riverdale  Zoo 

S 

35 

(iv) 

Provision  of  residential 

A 

33-37, 

112 

Cttee.P.VJ. 

parking  lots  in  inprovement 

S 

35 

Cr.  P.W. 

areas 

Cr.  Sts. 

Cr.  Dev. 

Cr.  Pig. 

C.  Sol. 

E.  Official  Plan:  Parks  and  Recreation 

(i) 

Development  of  a  park. 

A 

67,  63, 

113 

Cttee.P&R 

community  centre  and  play¬ 
ground  either  north  or  south 
of  Wellesley  Street,  between 

St,  James  and  Rose  Avenues. 

S 

35,  36 

Cr.  P&R 

(ii) 

Development  of  four  or  five 

A 

66-70, 

113 

Cttee.P&R 

local  parks  at  indicated 
locations 

S 

36 

Cr.  P&R 

(iii) 

Inclusion  of  appropriate 

A 

66-67, 

113 

Cttee.P&R 

recreation  and  community 

S 

36 

Cttee.B&D 

centre  facilities  in  urban 

Cr.  P&R 

renewal  schemes 

Cr.  Dev. 

Cr.  Pig. 

(iv) 

Street  tree  planting  in 

A 

2S-31, 

111 

Ct tee. P.W. 

improvement  areas 

S 

36 

Cr.  Sts. 

Cr.  P&R 

F.  Urban 

Renewal 

Adoption  of  policies  regarding 

B/C 

urban 

renewal  including: 

All  Cttees. 
Cr.  Dev. 

(i) 

Designation  as  redevelop- 

A 

50,  110 

,  94 

Cr.P.W. 

ment  areas  of  project  areas 

S 

37 

Cr.  P&R 

1A  (Tracy- Trefann) ,  3  (Sack- 

Cr.  Pig. 

ville  Place)  and  3  (Dermott 

Cr.  R.E. 

Place) ,  followed  by  the 

Cr.  Sts. 

carrying  out  of  first-priority 

C.  Sol. 

renewal  programmes; 

Hsg.  Au  h. 

jO 
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Recommendation 


Reference 


Procedure 


(ii)  Preparation  of  detailed 

renewal  plans  and  programmes 
for  sub-area  sections  3A  and 
3B  (Pembroke  Street) ,  3C 
(Seaton  Street)  and  7C 
(Defries  Street) 


A  38-50,  108-110 
S  38 

A  50,  110,  93-94 
S  38 


(iii)  Adoption  and  implemen-  A  24-38,  94, 

tation  of  improvement  110-113 

programmes  for  sub-area 
sections  2G  (Carlton-  S  38,  39 

Ontario)  and  5A  (Winches ter- 
Sackville) 


(iv)  Provision  of  local  shopping  A  99,  115,  117 
facilities  in  Regent  Park  s  39 

North 


G,  Zoning 


General  revision  of  zoning 
in  the  District  in  accordance 
land  use  policy 

H.  Housing  Standards  By-law 


Revision  of  the  housing 
standards  by-law 


I,  Assessment  and  Taxation 

(i)  Repeal  of  Partial  Exemption 
By-law  No.  8611 

(ii)  Adoption  of  a  five-year 
moratorium  on  the  taxation 
of  home  improvements  subject 
to  legislative  authority. 

J.  Home  Improvement  Loan  Fund 

Establishment  of  a  permanent 
civic  home  improvement  loan 
fund 


A  118-121 
S  40 


Cttee.B&D 
C.  Sol. 
Cr.  Pig. 


A  24-26,  110 
S  43,  44 


Cttee  B&D 
Cr. Bldgs. 
MOH 

Fire  Chief 
C.  Sol. 


A 

S 


27, 

111 

B/C 

44 

C.  Sol. 

n 

CM 

111 

B/C 

44 

Cttee .W&L 
C,  Sol. 

26, 

110 

B/C 

44 

Cr.  Fin. 
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Recommendation 


References 


Procedure 


IC.  Welfare 


(i) 

Establishment  of  a  day 

A 

41,  44,  ICS 

Cttee.WoF.&L 

centre  for  homeless  and 

S 

45 

Cr.  Wei. 

transient  men 

Cr.  Dev. 

(ii) 

Establishment  of  a  reception. 

A 

41-44,  109 

Cttee.W.F.&L 

reference  and  advice  agency 
for  homeless  and  transient 

S 

45 

Cr.  Wei. 

men 

(iii) 

Inclusion  in  the  Tracy-Trefann 

A 

44 

Cttee.W.F.&L 

urban  renewal  scheme  of  a 

S 

45 

Cr.  Wei. 

community  centre  incorporating 

Cr.  Dev. 

welfare,  medical  and  informa 
tion  services  as  well  as 
recreation  facilities 


L.  Schools 


(i)  Building  replacement  -  A  57,  113  ) 

Winchester  Public  School  and  S  46  ) 

St.  Martin's  Separate  School  )  Board 

)  of 

(ii)  Elimination  of  one  secondary  A  60,  113  )  Education 

school  south  of  Carlton  Street  S  46  )  -  no  City 

)  action 

(iii)  Expansion  of  playground  space  A  59,  61,  62,  ) 

Duke  of  York  and  Lord  Dufferin  113  ) 

Public  Schools,  St.  Martin's  S  46  ) 

Separate  School,  Jarvis  ) 

Collegiate  Institute  ) 


M.  Metropolitan  Toronto  and  T.T.C. 


(i) 


(ii) 


(iii) 


(iv) 


Reconstruction  of  Jarvis  Street 
Street 

Realignment  and  improvement 
of  Dundas  Street 

Eastward  extension  of 
Wellesley  Street  bus 
route. 

Construction  of  a  rapid 
transit  facility  along 
Queen  Street 


A 

118 

) 

S 

46 

) 

)  Cttee.  P.W 

A 

98,  118 

)  for  recom- 

S 

46 

)  mendations 

)  to  Metro 

A 

104,  118 

)  and  T.T.C. 

S 

46 

) 

) 

) 

A 

104,  118 

) 

S 

46 

) 

) 
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Recommendation 


References 


Procedure 


N.  Administrative  Action 


(i)  Coordination  of  inspection 
of  buildings 


A  25,  110 
S  46 


Cttee. B&D 
Cttee .W  ,F  ,&L . 
Cr.  Bldgs. 

MOH 

Fire  Chief 
C.  Sol 


(ii)  Coordination  of  rehab¬ 
ilitation  programmes 


(iii)  Establishment  of  a  home 
improvement  advisory  service 

(iv)  Establishment  of  inter¬ 
department  and  interagency 
advisory  and  liaison 
committees  for  renewal  schemes. 


24- 

38, 

All 

Cttees . 

110 

-113 

Cr. 

Bldgs. 

47 

Cr. 

Dev. 

Cr. 

P.  &  R. 

Cr. 

P.W. 

Cr. 

Sts. 

Cr. 

Wei. 

27, 

111 

Cttee  B  &  D 

47 

Cr. 

Dev. 

43, 

44,  108, 

Cr. 

Dev. 

109 

47 

0.  Citizen  Action 


(i) 


(ii) 


(iii) 


(iv) 


Improvement  of  Parliament 

A 

76,  77,  114 

Cttee.  B&D 

Street  shopping  area 

S 

47,  48 

Cr.  Dev. 

Home  improvement  programme 

A 

26,  27,  29-35,112 

Cttee  B&D 

in  improvement  areas 

S 

48 

Cr.  Dev. 

Provision  of  residential 

A 

35-37,  111,  112 

Cttee  P.W. 

parking  lots  in  improve¬ 

S 

48 

Cr.  P.W. 

ment  areas 

Cr.  Sts. 
Cr.  Dev. 
Cr.  Pig. 

C.  Sol. 

Provision  of  playlots 

A 

36,  37,  112 

Cttee.P&R 

in  improvement  areas 

S 

48 

Cr.  Dev. 

Cr.  Pig. 
C.  Sol. 


(v)  Provision  of  recreational 

facilities  by  private  s  48 

organizations . 


Cr.  Pig. 
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Recommendation  References  Procedures 

P.  Legislation 

It  is  recommended  that  the  City 
should  seek  the  following  new 
legislation  from  the  provincial 
government : 


(i) 

To  permit  the  establishment 

A 

26,  110 

B/C 

of  a  home  improvement  load 

S 

48 

Cr.  Fin. 

fund. 

C.  Sol. 

(ii) 

To  prohibit  the  sale  of 

A  25,  26, 

111 

Cttee.  B&D 

buildings  under  notice  for 

S 

48 

Cttee.  W.F.&L 

repairs 

Cr.  Bldgs. 

Cr.  Dev. 

C.  Sol. 

(iii) 

To  permit  a  five-year 

A 

27,  111 

B/C 

exemption  from  taxation 

S 

49 

Cttee .W.F  ,&L. 

of  home  improvements 

C.  Sol. 

(iv) 

To  permit  the  City  to 

A 

27,  28, 

111 

Cttee  B&D 

require  the  removal  of  in- 

S 

49 

Cttee .W.F ,&L . 

compatible  non- conforming 

Cr.  Pig. 

uses. 

C.  Sol. 

(v) 

To  alter  the  use  and 

Cttee. B&D 

definitions  of  the  terms 

Cttee.W.F.&L. 

"urban  renewal"  and  "re- 

S 

49 

Cr.  Pig. 

development"  in  the  Planning 

Cr.  Dev. 

Act. 
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Letters  and  Other  Submissions  Received 


By  the  City  of  Toronto  Planning  Board 
Regarding  the  Don  Planning  District  Appraisal 


1 


COPY 

CENTRAL  MORTGAGE  AND  HOUSING  CORPORATION 
650  Lawrence  Ave.,  W . , 

Toronto  19,  Ont. 

30th  July,  1963. 


Mr*  M.B.M.  Lawson, 

Commissioner  of  Planning 
and  Secretary-Treasurer, 

City  of  Toronto  Planning  Board, 

129  Adelaide  Street  West, 

TORONTO  1,  Ontario. 

Dear  Sir:  Re:  Don  Planning  District 

Draft  Report 

Further  to  our  meeting  with  Mr.  L.O.  Gertler,  Deputy  Commissioner 
of  Planning,  City  of  Toronto  Planning  Board,  on  Friday  afternoon, 

July  26th,  we  wish  to  confirm  our  views  expressed  at  that  time 
regarding  the  draft  report  on  the  Don  Planning  District, 

Unfortunately,  the  one  copy  submitted  to  the  Corporation  has 
had  limited  circulation  within  our  office.  We  have  not  been  able 
to  allot  sufficient  time  to  this  report,  however,  we  agree  in 
principle  with  its  content. 

When  the  report  is  published  for  public  comment,  we  would 
appreciate  receiving  several  copies  for  study  both  here  and  at  Head 
Office. 

Concern  has  been  raised,  as  in  the  past,  over  the  high  concen¬ 
tration  of  public  housing  redevelopment  in  the  area  bounded  by 
Gerrard,  Queen,  Sherboume  and  River  Streets  and,  no  doubt,  further 
study  by  the  Corporation  will  be  given  to  this  area. 

In  order  to  achieve  the  basic  goals  and  specific  proposals  in 
the  Don  Planning  District,  amendments  to  a  number  of  existing  by-laws 
will  be  required  as  recommended  in  the  report:  e.g.  permitting 
retail  shops  on  the  ground  floor  of  apartment  buildings;  rescinding 
the  City's  Partial  Exemption  By-law,  providing  tax  exemptions 
ranging  from  107.  to  507.  on  dwellings  assessed  at  $4,000  or  less. 

This  By-law  has  acted  as  an  inducement  to  landlords  to  avoid  repairs 
and  replacement. 
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Copy/Letter  from  Central  Mortgage  and  Housing  Corporation 


2. 

In  addition  to  these,  many  amendments  to  The  National  Housing 
Act  would  be  required  before  consideration  could  be  given  to  the 

entire  proposal. 

We  shall  look  forward  to  receiving  copies  of  the  final  report 


when  published. 

Yours  truly. 

JFMrem 

(sgd.)  J.F.  Metcalfe 

J.F.  Metcalfe,  (for) 

C.  Gwilym, 

Branch  Architect/Planner . 
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c/o  C.N.R., 

205  York  Street, 
London ,  Qatar io . 
4  November  1963. 


Matthew  Lawson,  Esq., 

Commissioner,  Toronto  Planning  Board, 

City  Hall,  Toronto,  Ont. 

Dear  Sir: 

I  was  particularly  interested  in  a  report  released  to  the  Press 
by  you  early  this  autumn  pertaining  to  the  Cabbagetcwn  Area,  also  the 
comprehensive  "Plan  for  The  Don",  which  I  received  from  Mr.  W.  Harold 
Clark,  thi9  date. 

The  "Plan  for  The  Don"  is  the  most  progressive  report  ever 
coming  to  my  attention  and  deserves  the  full  support  of  the  citizens 
of  Toronto,  especially  those  in  the  area  concerned.  I  would  there¬ 
fore,  be  remiss  in  not  expressing  my  appreciation  to  Mr.  Clark  for 
an  excellent  job  and  my  sincere  thanks  for  the  booklet. 

However,  it  has  been  my  misfortune  to  own  the  property  at  569 
Sherboume  Street,  and  for  your  ready  information  and  records,  I  am 
attaching  my  complete  file  of  correspondence  between  Mr.  William 
Dennison  and  the  writer,  which  is  self-explanatory,  and  I  would  thank 
you  to  return  when  it  has  served  its  purpose. 

Mr.  Dennison  has  been  most  kind  and  cooperative  in  this  matter, 
but  the  eye-sore  created  by  the  old  houses  at  571,  573,  575,  577  and 
579  Sherboume  Street  still  remain. 

The  afov*imentioned  houses  are  a  blight  to  the  district  and  has 
been  allowed  to  remain  so  for  nearly  six  (6)  years.  I  had  the 
exterior  of  my  house  painted  3  years  ago  and  would  like  to  have  it 
re-painted  immediately,  but  feel  it  would  be  a  waste  of  money  at 
present  on  account  of  the  filth  of  adjacent  properties  to  the  north* 
However,  when  the  burnt-out  buildings  are  removed,  I  will  arrange  a 
real  clean-up  at  569. 

Your  cooperation  in  this  matter  is  sought  in  sincerety  and  I 
would  be  glad  to  hear  from  you  at  your  earliest  convenience.  Also, 

I  wish  you  every  success  in  your  worthwhile  endeavours. 

Yours  truly. 


(Sgd.)  D.  Anderson 


* 
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Mr.  W.  Harold  Clark,  Chairman, 
City  of  Toronto  Planning  Board 


556  Yonge  Street, 
November  14th,  1963. 


Dear  Sir: 

With  regards  to  the  Plan  for  the  Don  as  published  in  your 
brochure  which  your  department  kindly  mailed  to  me,  please  allow  me 
to  state  that  I  am  particularly  interested  in  that  area  designated 
in  your  report  as  Sub  Area  No.  ,,4" . 

I  am  writing  you  as  the  owner  of  properties  located  at  the 
north  east  comer  of  Sherbourne  Street  and  Shuter  Street  wherein  I 
own  numbers  167  to  175  Sherbourne  Street  inclusive  consisting  of 
eight  houses  and  having  frontage  of  113’  along  Sherbourne  Street  by 
depth  of  190*  to  a  public  lane  at  the  rear.  Also  adjacent  to  my 
frontage  Mr.  Ruscica  owns  45 1  consisting  of  3  houses. 

Frankly  I  was  prepared  to  speak  out  in  favour  of  rezoning  this 
area  to  a  commercial  designation  at  the  meeting  held  last  night  but 
on  second  thought  feel  that  this  type  of  presentation  would  be  the 
more  effective. 

My  plans  personally  for  the  land  that  I  own  in  this  immediate 
area  are  for  the  erection  of  a  large  three  storey  motel  type  of 
hotel.  This  hotel  to  include  a  dining  room,  liquor  lounge  and 
adequate  parking  area.  I  have  gone  in  to  some  detail  with  respect 
to  this  project  and  feel  that,  given  the  proper  zoning  I  would  have 
no  difficulty  arranging  the  financing. 

I  submit  that  this  intersection  would  .be  better  designated 
commercial  because  first:  The  volume  of  traffic  past  this  corner  is 
of  very  large  and  steady  proportions  through-out  the  day.  (B)  Being 
very  close  to  the  immediate  downtown  area  would  make  for  a  natural 
rendezvous  as  a  hotel  type  of  establishment.  (C)  There  are  several 
commercial  establishments  already  established  in  this  area.  I 
further  submit  that  my  plan  of  a  new  and  modern  motel  type  of  hotel 
would  add  and  indeed  enhance  the  general  area  more  than  the  low  and 
medium  rental  accommodation  for  needy  persons  that  your  report 
advocates. 

Further,  I  agree  that  a  dire  need  for  such  rental  housing  may 
exist  but  I  feel  that  the  proper  placement  for  such  housing  is 
certainly  not  the  corner  of  two  busy  intersections  such  as  Sherbourne 
and  Shuter  Street. 
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Copy /Letter  from  Mr*  Herman  Airst 
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X  therefore  propose  that  the  area  be  designated  C1AL4  to  allow 
such  motor  hotels.  To  be  explicit  I  might  suggest  the  east  side  of 
Sherbourne  Street  for  some  300’  north  from  Shuter  Street  be  so 

designated:  also  the  north  side  of  Shuter  Street  between  Sherbourne 

Street  and  Seaton  Street  be  also  so  designated, 

I  trust  that  the  above  will  meet  with  your  earnest  consideration. 

Thank  you. 


Yours  very  truly. 


(Sgd»)  Herman  Airst 

Please  Note:  If  you  so  desire  you  can  phone  me  at  WA4-8771, 


COPY 


15,  1963. 
Ontario  * 


4. 


November 

Toronto, 


City  of  Toronto  Planning  Board. 


Dear  Sir: 

I  am  glad  that  the  City  of  Toronto  Planning  Board  is  planning 
for  the  Don  District  future  improvements.  I  think  that  it  will  be 
a  very  beautiful  district  and  more  convenient  for  the  people  in  the 

future. 

I  joined  the  Public  Meeting  last  night.  There  was  too  many 
questions  to  ask,  and  I  had  no  chance  to  get  answers  for  my  questions 
completely.  In  this  letter,  would  you  please  answer  ray  questions 

which  I  kept  in  my  mind. 

(1)  I  owned  a  house  on  4  Prospect  Street  just  for  a  few 
months.  It  is  at  the  south  side  of  Wellesley  Street.  On 
the  Planning  Map  I  saw  last  night,  it  showed  that  south 
side  of  Wellesley  Street  will  be  the  Community  Centre  in 
the  future? 

(2)  If  my  house  will  be  the  Community  Centre  and  we  will  move 
out  to  get  another  place,  will  the  Planning  Board  pay  me 
back  all  the  price  which  I  paid  to  purchase  it. 

(3)  About  any  improvement  is  done  for  the  house  as  it 
necessarily,  will  the  Planning  Board  be  concerned  to 
pay  the  owner  back  expense  which  the  owner  spent  on  it 
when  it  runs  out  for  the  Public  Redevelopment. 

With  thanks  very  much.  Please  send  me  a  Planning  Booklet. 

Yours  truly, 


(Sgd.)  Chong  Yung  Lai 


, 
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PETER  PETROPOULOS,  B.A. 

Barrister,  Solicitor,  Notary 

Suite  905, 

2200  Yonge  Street  (at  Eglinton) 
Toronto  7,  Ontario. 

November  20th  1963. 


Hr.  Harold  W.  Clark, 

Chairman, 

City  of  Toronto  Planning  Board, 

129  Adelaide  Street  West, 

Toronto . 

Dear  Sir:  Re:  Plan  for  The  Don 


I  act  for  Hr.  Steve  Zugloff  and  Mr.  Slava  Zugloff  the  owners 
of  395,  401  and  387  Bloor  Street  East,  Toronto. 

My  clients  have  handed  me  your  proposed  plan  for  The  Don.  In 
your  booklet  you  requested  the  owners  and  parties  interested  in  this 
area  to  make  their  views  known  to  you. 

My  clients’  land  lies  on  the  south  side  of  Bloor  Street  between 
Huntley  and  Sherbourne  and  on  examining  the  proposed  zoning  of  this 
area  I  note  that  the  area  will  be  designated  from  a  CIV3  area  to  a 
CIV2  area,  thereby  reducing  the  density. 

During  the  past  10  years  property  taxes  in  the  area  have  increased 
substantially,  it  being  alleged  by  the  Property  Department  that  the 
land  is  becoming  more  valuable. 

In  1962  the  Toronto  Transit  Commission  expropriated  a  portion  of 
the  sub-surface  rights  and  their  basis  of  compensation  was  small, 
using  the  argument  that  the  owners  of  this  land  will  greatly  benefit 
because  future  zoning  would  allow  high  rise  buildings  on  the  properties 
and  the  subway  would  facilitate  the  renting  of  such  buildings.  It 
now  appears  that  your  Department  wants  to  cut  down  the  height  of  the 
buildings  and  thereby  devalue  the  property.  It  appears  that  the  owner 
is  caught  between  the  Transit  Commission  on  the  one  hand  taking  his 
sub-surface  rights  and  the  Planning  Department  propose  to  take  his 
air  rights,  thereby  leaving  the  owner  with  the  residual  of  a  two- 
storey  building.  Now  he  can  neither  go  down  or  up  and  as  you  can 
appreciate  the  owner,  if  I  may  call  my  client  an  owner,  having  regard 
to  the  encroachment  of  your  Transit  Commission  and  your  Department’s 
proposed  zoning,  is  left  but  with  a  residual  right  to  the  free  use 
of  his  property,  being  two  storeys. 

I  cannot  object  too  strongly  on  behalf  of  my  clients  to  the 
proposed  zoning  and  accordingly  I  would  invite  that  the  members  of 
your  Committee  reconsider  the  designated  use  of  this  area. 

Yours  very  truly, 

pp/mf  (Sgd.)  P.  Petropoulos 

c.c*  Alderman  Grayson 
c.c.  Controller  Dennison 


.. 
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GEORGE  G.  HINDER 

Insurance 
85  RIoor  St.  West 
Toronto  5,  Ontario 

November  25*  1963. 


Mr.  Harold  W.  Clark, 

Chairman* 

City  of  Toronto  Planning  Board, 

129  Adelaide  Street  West, 

Toronto  1,  Ontario. 

Dear  Sir:  Re:  Plan  for  the  Don 

We  are  the  owners  of  the  property  municipally  known  as  407-421 
Bloor  Street  East  including  612  Sherboume  Street,  being  the  south¬ 
west  corner  of  Bloor  and  Sherbourne  Streets. 

Your  plan  apparently  intends  to  reduce  the  potential 
development  possibility  of  highly  assessed,  privately  owned 
property  on  this  corner  while  at  the  same  time  you  propose  to 
greatly  increase  the  zoning  permission  of  publicly  owned  land  that 
at  this  time  is  zoned  residential  on  the  southeast  corner. 

While  your  plan  may  be  within  the  law,  it  is  certainly  most 
unfair,  unjust  and  inequitable  and  this  letter  is  to  advise  that 
we  are  objecting  strongly  to  this  proposal. 

Yours  truly. 


(Sgd.)  George  G.  Hinder 


GGH:b 

c.c.:  Alderman  Michael  Grayson 

Controller  William  Dennison 


* 


199  Geoffrey  Street, 
Toronto  3,  Ontario. 
November  26,  1963. 


City  of  Toronto  Planning  Board. 

Dear  Sirs: 

Though  somewhat  tardy,  I  wish  to  extend  my  greetings  and 
congratulations  to  the  gentlemen  and  ladies  who  conducted  the  meeting 
re  City  Planning  at  the  Lord  Duffer in  School  on  Nov.  13/63.  They 
evidenced  keen  concern  and  outstanding  ability  in  presenting  the 
problems  and  objectives,  and  strong  desire  to  elevate  standards  of 
living,  of  character,  of  safety  and  of  efficiency  in  business  and 
home  activities  throughout  this  much  dilapidated  area. 

We,  who  have  been  or  are  in  the  district,  cannot  but  be 
influenced  by  the  financial  significance,  to  us  personally,  in 
changes  that  may  evolve.  Neither  can  it  be  expected  that  every 
individual  connected  with  the  Planning  Commission,  is  so  devoid  of 
self-interest,  that  he  does  not  let  his  personal  gains  and  that  of 
close  friends,  have  some  bearing  in  his  leanings.  Be  that  as  it  may, 
you  do  deserve  sincere  congratulations1. 

You  will,  perhaps,  bear  with  some  outline  as  to  who  and  what  I 
am.  I  owned  property  at  428  Dundas  St.  E.  since  Aug,/58.  Until 
Aug./62  it  was  managed  for  me  by  the  family  from  whom  I  bought  it. 

From  that  later  date  I  lived  in  the  rooming  house  and  for  over  a 
year,  worked  as  my  age,  72,  and  my  health  would  permit,  at  the  same 
time  keeping  house  for  myself  and  my  brother,  76,  --  both  widowers. 
Work  consisted  in:  Locks,  floor  coverings,  painting,  plumbing,  roof 
repair,'  el.  fixtures,  etc.,  and  in  cleaning  out  old  accumulations  in 
rooms,  basement  and  yard,  thus  reducing  fire  hazard. 

I  had  not  known  that  the  place  was  really  so  badly  in  need  of 
repair,  as  those  who  managed  it  for  me  made  no  requests  for  these 
repairs,  being  satisfied  to  carry  on  in  former  environment,  and  they 
were  actually  interested  in  keeping  expenses  down  for  my  benefit. 

I  sold  the  place  on  Oct.  25/63.  During  my  sojourn  of  slightly 
more  than  a  year  there,  I  was  not  very  efficient  in  my  choosing  of 
tenants  and  handling  them.  Drinking,  noisiness,  quarrelling,  fighting 
week-end  brawls,  expert  lying  re  married  status  and  the  claiming  of 
steady  employment,  vacating  without  notice,  stealing  of  house  items 
and  the  keeping  of  keys  were  all  too  common. 

I  thought  the  police,  called  in  repeatedly,  were  not  co-operative 
(Yes,  I  know  that  it  is  hard  area  to  handle,  and  that  fully  caring 
for  each  ’hub-bub1  would  be  an  enormous  task  for  a  limited  police 
staff.)  Their  remarks:  ’It’s  a  civil  case.  We  can  do  nothing.  We 
are  only  supposed  to  keep  the  peace.  It’s  up  to  the  landlord  to  run 
his  place,  etc.  etc.*  —  all  savored  of  dodging  the  issue  of  really 
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keeping  the  peace  through  at  least  trying  to  prevent  peace-breaking. 
On  several  occasions  drunk  tenants  threatened  to  kill  me.  Was  I 
then  supposed  to  be  a  model  citizen  and  submit  to  being  killed  -- 
just  gently,  thus  giving  the  police  a  pretext  for  action,  in  picking 
up  the  pieces  of  me,  and  affording  them  the  opportunity  of  displaying 
their  ability,  nobility  and  grandeur  to  the  extent  that  they  might 
guarantee  that  thugs  would  not  kill  me  another  time? 

My  protests  were  against  noise,  disorder  and  quarrelling.  Yet 
when  the  police  came  in,  their  own  noisiness  gave  advance  warning 
time  to  the  tenants  to  quiet  down,  in  face  of  'the  law'  and  to  trump 
up  their  best  lies  and  stories  —  'not  making  a  noise  nor  fighting', 
'have  a  close  friend,  so-and-so  by  name  on  the  forces'  etc.  Should 
it  be  necessary  for  a  landlord  to  physically  fight  in  order  to 
provide  the  police  a  chance  to  stop  a  fight  actually  in  progress? 
Even  a  young  man,  let  alone  an  old  one,  would  have  to  be  quite  a 
pugilist  to  take  on  all  comers  thus.  Five  minutes  after  the  police 
left,  having  been  quite  cordial  and  sympathetic  with  the  fellow  who 
'had  a  friend  on  the  forces',  he  again  started  his  loud  quarrelling 
with  his  wife,  still  disturbing  the  whole  house,  I  had  to  go  in  and 
to  be  ready  to  keep  my  promise  of  smashing  him  in  the  face  unless 
he,  (a  young  active  man)  cut  it  out.  It  worked. 

Now,  this  has  been  a  lot  of  'grouching'  and  you  have  little  to 
do  with  the  policing  of  the  district. 

Have  I  any  constructive  suggestions  to  offer?  I  think  I  have. 

It  woqld  seem  that  more  uplift  should  be  contemplated  for  the  poorest 
'pockets'  of  so  called  Group  III.  If  the  best  and  poorest  of  area 
in  Group  IV  are  expropriated  and  all  are  compensated,  it  will  likely 
mean  that  owners,  there  -  especially  those  with  poor  places,  will 
fare  well.  But  owners  of  the  poor  housing  in  group  III  will  suffer 
the  greatest  penalty.  Rats,  will  swarm  from  the  torn  down  houses 
to  the  most  accessible  of  the  nearby  houses  --  the  poor  ones  in 
Group  III.  People  of  the  scum  type,  who  will  not  conform  to  your 
requirements  in  your  new  apartments  --  who  perhaps  cannot  --  will 
draft  automatically  to  the  area  where  there  former  routine  can  still 
be  followed,  that  is,  to  the  poorer  houses  of  Group  III.  Thus  the 
extra  rats  and  the  extra  scum  will  be  bequeathed  to  the  latter,  and 
these  in  intensified  debauchery,  will  be  the  neuclei  from  which  your 
problems  will  continue  to  germinate  --  drunkenness,  crime,  fire 
hazards,  policing,  prostitution,  and  unsanitary  conditions.  Besides 
that,  your  planning  indicates  the  need  of  a  more  strict  observance 
of  the  by-laws.  Could  not  this  mean  that  the  owner  of  a  poor  house 
in  Group  III,  would  be  faced  with  the  order  to  erect  a  fire  escape 
on  a  non-prof 1 table  place  that  would  not  justify  it?  The  result 
would  be  that  the  owner  would  be  induced  to  reason  thus,  *1  will 
just  ignore  the  ruling  as  long  as  I  can.  They  cannot  take  from  me 
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more  than  I  have,  and  then  I  can  go  to  some  government  home  for  the 
indigent*.  Or  others  of  a  more  violent  bent  would  say,  'Here  in 
this  more  concentrated  set-up  is  my  chance  to  peddle  crime  in  a 
more  concentrated  and  lucrative  way  than  ever  before' • 

By  all  means,  then,  consider  these  prospects  seriously.  It  is 
not  enough  to  say  in  effect,  'We  know  that  there  are  bound  to  be 
some  discrepancies,  but  be  good  little  children  and  make  your  places 
look  pretty.  We  will  try  to  get  you  loans  to  sink  into  your  doubtful 
prospects;  but  of  course  you  and  your  children  will  have  the  privilege 

of  paying  back  the  loans  for  years  and  years.  We  will  plant  a  few 

trees  for  you  and  set  up  a  park  where  you  can  go  to  have  the  preferred 

ones  look  with  only  moderate  scorn  on  you  -  from  your  filthy  ill-kept 

houses. 

Possible  decrease  in  value  and  security  of  my  second  mortgage 
on  the  place  I  sold  at  considerable  loss,  due  to  conditions  and 
health,  is  what  I  have  financially  at  stake.  Though  that  would  seem 
trivial  to  some,  it  would  not  be  so  to  me.  My  personal  interest  in 
the  buyer,  though  there  is  no  undue  attachment,  would  lead  me  to 
rejoice  if  he  has  a  fair  chance  to  make  good. 

In  the  name  of  decency  and  fair  play,  and  for  the  greater  progress 
in  accomplishing  your  worthy  aims,  I  plead  forcibly  that  you  try  to 
take  some  steps  that  will  forestall  discrimination  against  housing 
such  as  I  describe. 

If  I  have  misinterpreted  your  planning,  or  if  there  are  further 
developments  bearing  on  this  case,  I  would  much  appreciate  more 
information. 

Yours  in  appreciation  of  what  you  are  doing,  and  yours  in  the 
sincere  hope  that  your  efforts  will  be  blessed  in  the  yet  unfishished 
task  which  you  have  thus  far  so  nobly  undertaken. 


(Sgd.)  Joseph  E.  Murphy 


' 
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39  Huntley  Street, 
Toronto,  Ontario. 
December  2nd,  1963. 


Mr.  N.  Richardson, 

c/o  City  of  Toronto  Planning  Board, 

City  Hall, 

Toronto,  Ontario. 


Dear  Mr.  Richardson: 

I  should  like  to  set  down  some  of  those  points  which  I  brought 
up  at  the  meeting  last  Wednesday  night  concerning  our  section  of 
the  Don  Planning  District. 

The  brochure  suggests  that  Huntley  will  be  widened  to  twenty- 
eight  feet  in  order  to  become  a  " feeder  street”.  In  the  light  of 
Commissioner  Lawson’s  opening  remarks  concerning  the  sanctity  of 
trees,  would  you  be  kind  enough  to  let  me  know  how  this  improvement 
can  be  made  without  destroying  those  majestic  and  noble  forest 
trees  which  presently  line  our  street. 

The  recommendation  of  the  Planning  Board  to  freeze  for  five 
years  the  assessments  of  buildings  in  the  Don  Planning  District  is 
a  practical  and  sound  one  and  I  should  like  to  go  on  record  as 
fully  associating  myself  with  it.  Indeed,  the  whole  report  deserves 
the  support  of  the  residents.  All  the  members  of  the  Planning 
Board  are  to  be  commended  for  it. 


Yours  truly. 


(Sgd.)  Bill  Weston 


BILL  WESTON 


' 
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?  Hillcrest  Avenue, 
Toronto  5,  Ontario. 
December  2,  1963. 


Hr.  W.H.  Clark, 

Chairman, 

City  of  Toronto  Planning  Board, 

City  Hall, 

Toronto,  Ont. 

Dear  Sir: 

I  was  pleased  to  attend  the  meeting  ’’Planning  Proposals  for  the 
Don  Area”,  in  Spruce  Court  School  on  25th  Nov, 

It  ms  interesting  to  hear  the  views  and  problems  of  home- mm  era 
like  myself.  In  fact  it  started  me  doing  seme  provocative  thinking 
on  the  area  as  a  whole. 

Next  morning  I  walked  up  Wellesley  St.  from  Sumach  and  looked 
over  the  houses  and  it  seemed  one  home  in  3  or  4  required  extensive 
repair  to  basements,  painting,  cracks  in  walls  end  verandahs  sloping 
down.  Then  I  followed  down  and  turned  off  (somewhere  between  78-90) 
to  Rose  Ave.  and  it  is  a  sad,  sorry,  state  -  like  someone  disappointed 
in  love,  or  a  mining  town  that  has  folded  up  and  is  a  ghost  town,  only 
a  few  nice  well-kept  homes  on  that  block* 

Many  homes  come  into  disrepair  because  - 

(1)  People  are  raising  families  and  paying  off  a  mortgage. 

02)  They  have  had  illness  and  have  to  pay  for  doctors  and 
drugs. 

(3)  They  my  be  pensioners  and  still  love  and  want  to  keep 

their  home  but  the  high  cost  of  labour  and  materials  makes 
this  difficult* 

Then  on  Bleeckar  St.,  north  of  Wellesley  I  found  a  house  all 
boarded  up  and  condemned  and  also  on  Sher bourne  St.  on  the  east  side 
in  the  500  block  there  are  5  houses  that  have  been  boarded  up  and 
condemned  for,  I  think  several  years,  if  not  longer.  They  are  not 
serving  any  useful  purpose  as  they  are,  failing  to  use  land 
effectively.  If  they  cannot  be  made  fit  for  habitation  would  it 
not  seem  better  to  remove  them  and  use  the  land  in  the  meantime  as 
an  organized  parking  lot,  park  or  playground,  which  they  are  in 
need  of  but  a  sign  could  still  state  ’’This  valuable  land  for  sale" . 

On  the  west  side  of  Sherbourne  by  Selby,  two  huge  brick  homes 
were  crumbling  and  unoccupied  for  years  and  it  was  indeed  a  big 
improvement  to  see  them  taken  down  recently  and  a  parking  lot  put 

in  their  place. 

/... 
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Copy/Letter  from  Miss  Lily  McGarrigle 

2. 


At  Gerrard  and  Seaton  Sts.  at  one  time  was  a  mens*  hostel  and 
it  was  kept  up  well  inside  (I  have  brought  books  in  for  the  men) 
and  appeared  to  serve  a  good  purpose  and  made  a  home  for  xa&ny  men 
when  suddenly  it  was  demolished.  Since  then  it  has  appeared  as  an 
ugly  landmark.  Last  Spring  many  wrecks  of  cars  found  their  last 
resting  place,  the  wheels  off,  doors  hanging  from  the  chassis, 
together  with  seme  dumpy  trucks  and  dilapidated  cars.  Twice  a 
year  I  think  it  was  used  for  a  Carnival. 

There  seems  a  high  density  of  children  in  this  area.  I  have 
seen  them  playing  ball  on  the  road  on  Seaton  St.  and  kiddies  playing 
on  the  sidewalks  outside  their  homes.  This  would  have  been  a  nice 
playground,  park  or  ergnnired  parking  space. 

The  location  might  have  been  suitable  as  a  supermarket  or  a 
movie  theatre.  There  is  only  the  Gay  Theatre  on  Dundas- Parliament 
to  service  all  the  Don  area.  The  Parliament  Theatre  showed  good 
pictures  and  especially  week-ends  was  crowded  with  children.  But 
the  Parliament  Theatre  was  taken  down  and  no  word  of  a  new  one  to 
replace  it.  At  one  time  we  had  3  shows  on  Parliament  St.,  but  time 
is  erasing  them. 

One  home-owner  on  Alphas  St.  said,  people  could  not  park  their 
car  there  without  being  liable  to  a  parking  ticket.  I  would  venture 
to  say  that  on  many  streets  there  is  a  building  beyond  repair  that 
could  be  taken  over  by  the  city  and  replaced  by  a  parking  lot.  It 
would  be  preferable  on  a  comer.  If  a  parking  lot  in  some  areas 
are  not  required,  a  small  park  or  playground  could  be  put  to  good 
use. 


One  man  said  i t  would  take  between  $1,0QQ-$1,50Q  to  put  his 
home  in  repair. 

Truly  a  large  sum  and  that  would  be  the  1st  year.  Like  any¬ 
thing  that  is  old  it  needs  continued  conditioning.  The  process 
of  deterioration  would  require  yearly  repletement  (sic.).  I  would 
imagine  most  homes  would  require  new  plumbing  and  copper  piping,  an 
expensive  item. 

It  is  to  be  hoped  the  government  will  see  fit  to  exempt  home- 
owners  from  income  tax.  This  money  they  could  put  on  repairs  to 

their  home. 

In  Bermuda  which  is  an  island,  all  cars  which  are  not  in 
working  order  are  shipped  off  the  island,  as  there  is  not  the  space 
to  clutter  up  things  of  no  value. 


/ 
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Just  as  in  a  progressive  city  like  Toronto  everything  should 
be  utilized  if  possible  or  otherwise  scrapped. 

Sincerely* 


(Sgd.)  Miss  Lily  McGarrigle 
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PAUL  BASSIL’S  RANCH  HOUSE  RESTAURANT 
403  Bloor  Street  East,  at  Sherboume, 
Toronto,  Gnt, 


December  5,  1963 


Mr*  Harold  W.  Clark, 

Chairman, 

City  of  Toronto  Planning  Board, 

129  Adelaide  Street  West, 

Toronto . 

Dear  S ir :  Re:  Plan  for  The  Don 

I  am  the  owner  of  403  Bloor  Street  East,  Toronto.  After 
thoroughly  studying  your  proposed  plan  for  The  Don,  I  wish  to 
herein  express  my  views  about  the  plan. 

My  land  lies  on  the  south  side  of  Bloor  Street  between  Huntley 
and  Sherbourne,  and  upon  examination  of  the  proposed  zoning  of  this 
area,  I  note  that  it  will  be  designated  from  a  C.l  V.3  area  to  a 
C.l  V.2  area,  which  reduces  the  density. 

During  the  past  ten  years  property  taxes  in  this  area  have 
increased  greatly,  the  reason  given  for  this  increase  by  the  Property 
Department  being  that  this  land  is  becoming  more  valuable. 

In  1962  the  Toronto  Transit  Commission  expropriated  a  portion 
of  the  sub-surface  rights  and  their  basis  of  compensation  was  small, 
and  tfyeir  explanation  for  this  small  compensation  was  that  future 
zoning  would  allow  high  rise  buildings  on  the  properties  and  thus 
the  owners  would  greatly  benefit  from  the  rental  of  such  buildings 
situated  close  to  the  subway.  It  now  appears  that  your  Department 
wants  to  cut  down  the  height  of  the  buildings  and  thereby  devalue  the 
property,  I,  the  owner,  am  trapped  in  the  middle  between  the  Transit 
Commission  taking  the  sub- surface  rights  and  the  Planning  Department 
taking  the  air-rights,  and  the  net  result  is  that  a  two- storey 
building  remains.  Now  I  can  neither  go  up  or  down, 

I  object  most  strongly  to  the  proposed  zoning,  and  I  beg  the 
members  of  your  Committee  reconsider  the  designated  use  of  this  area. 

Yours  very  truly. 


(sgd,)  P„  Bassil 


PAUL  BASSIL 


' 
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313  Carlton  Street, 
Toronto  2. 

WA. 1-7952 

December  6th,  1963. 


M.B.M.  Lawson, 

Commissioner  of  Planning  &  Secretary, 
City  of  Toronto  Planning  Board, 

129  Adelaide  Street  West, 

Toronto  1. 


Dear  Sir, 

I  wish  to  submit  the  enclosed  brief  which  has  the  endorsement 
of  the  residents  and  tax-payers  in  this  immediate  area  who  are 
greatly  concerned  over  the  deterioration  of  some  homes  in  this 
immediate  section,  who  in  themselves  have  tried  so  much  to  uphold 
their  part  by  keeping  their  properties  in  a  desirable  condition  and 
no  reflection  upon  them  but  are  faced  with  others  who  do  not  care 
because  they  are  not  owners  and  have  no  decency  in  them  to  allow 
those  places  in  which  they  live  to  drop  down  into  slum  like  homes, 
thereby  creating  a  general  run-down  condition  of  the  whole  area 
affecting  the  morale  of  all  concerned.  By  having  by-laws  and  also 
enforcing  them  would  greatly  assist  the  small  home-owners  who  wish 
their  homes  to  be  as  attractive  as  possible,  which  in  return  would 
bring  better  returns  to  the  assessment  department,  because  it  would 
certainly  upgrade  the  surrounding  areas. 

I  thoroughly  believe  that  all  of  us  who  have  homes  like  to 
impress  others  that  we  really  do  appreciate  them.  Also  as  thousands 
of  people  pass  through  this  neighbourhood  on  their  way  to  the  zoo 
which  is  nearby  so  it  brings  either  good  comments  or  reflection 
upon  the  City  as  a  whole. 

Hoping  that  our  opinion  will  be  conducive  in  making  our  City 
of  repute  and  well  worth  visiting  or  re-visiting. 

Yours  very  truly. 


end: 


(Sgd.)  Mrs.  M.  Powell 

Chairman  for  this  area  4,  group  A 


,  - 

"r-  o 


*••*>  '  i,  ! 

j, 

£&1»  li 

•  >v  or!'  3'  on  o-  i  I  c  is 

' 

,  ih*  ■.  t  V  I-  W  d>> 

V»0 

'r-ii: ■  :  *»v 

/■  o  riw  v-va  -5;,qs>,y  lc> 


Copy /Enclosure  attached  to  letter  from  Mrs,  M.  Powell, 


Having  in  mind  the  cost  of  road,  sewerage  and  other  facilities 
in  an  ever  extending  area  when  the  City's  centre  rots,  the  cost  of 
Fire  and  Police  protection  in  deteriorating  areas,  the  human  cost  of 
children  who  grow  up  in  a  depressed  atmosphere,  and  from  generation 
to  generation  are  problems  in  Family  Court  and  on  Welfare  Files,  the 
residents  of  the  northeastern  area  of  the  Don  Planning  Appraisal  make 
requests  for  the  speedy  action  on  the  following  recommendations  in 
said  Appraisal  towards  the  upgrading  of  the  area: 

(A)  To  Encourage  Homeowners  to  Improve  Buildings 

The  Amendment  of  the  National  Housing  Act  to  provide  for  the 
underwriting  of  mortgage  funds  for  the  purchase  of  houses  in 
built  up  areas.  (P  26) 

The  declaration  of  a  moratorium  on  the  Assessment  of  all  home 
improvements  for  a  period  of  five  years  from  the  commencement 
of  the  improvement  programme.  (P  27) 

The  establishment  in  the  City's  Development  Department  of  a 
service  providing  upon  request,  advice  and  guidance  on  the 
alteration  and  design  treatment  of  houses  that  people  wish  to 
rehabilitate,  on  methods  of  financing  improvements,  and  on 
citizen  organization.  (P  27) 

(B)  The  Deterioration  of  Buildings 

A  thorough  inspection  programme  covering  all  physical  standards 
at  one  time  (P  25). 

This  plan  to  be  applied  to  the  City  as  a  whole,  not  picking  on 
one  area  so  as  to  make  the  plan  discriminatory. 

By-laws  to  prohibit  the  sale  of  any  building  which  has  been 
served  a  notice  for  non-compliance. 

By-laws  to  penalize  the  owners  of  deteriorated  homes.  The 
present  fifty  dollar  fine  is  pitifully  inadequate. 

(C)  City  Subsidized  Rents 

If  the  City  is  to  subsidize  rents  through  the  Welfare  Department 
inspection  of  the  houses  concerned  must  be  regular  and  up  to  a 
high  standard. 

The  citizens  of  this  area  desire  to  improve  the  area  and  request 
the  above  matters  be  attended  to  with  all  possible  speed  to  encourage 
their  own  efforts  to  upgrade  the  area  and  to  reduce  the  bad  effects 
of  the  existing  conditions. 


Yours  truly, 

(Sgd.)  Mrs.  M».  Powell 

Chairman  for  the  Home- owners  and 
tax-payers  or  this  area. 
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Copy /Enclosure  attached  to  letter  from  Mrs.  M.  Powell. 


Re:  SLUM  CONDITIONS  ON  CARLTON  STREET 


We,  as  home-owners  and  tax-payers  in  the  City  of  Toronto  living 
on  and  in  the  same  area,  strongly  object  to  the  condition  of  the 
houses  on  the  South  Side  of  Carlton  Street,  from  the  lane  first 
East  of  Parliament  Street,  then  Eastward  to  Dermott  Place,  and 
Southward  on  Dermott  Place  on  the  West  side  (these  are  the  worst 
in  the  block) .  These  houses,  from  255  to  285  and  also  295 
Carlton  Street  along  with  some  others  on  Sackville  Street,  Spruce 
Street  and  Dermott  Place  are  owned  by  an  unnamed  Investment  Company 
and  managed  by  Alex  Cowley  Realtors.  These  houses  are  a  blight  to 
the  area  and  have  been  since  they  were  purchased  by  the  said 
Company  and  allowed  to  deteriorate  to  slum  conditions.  We  have 
been  told  by  the  Planning  Board  Officials  no  building  plans  are 
immediate  in  this  area  and  therefore  would  be  grateful  to  have 
this  situation  rectified  as  quickly  as  possible. 

Yours  very  truly. 


(Signed)  Richard  Powell 


(plus  70  other  signatories) 


. 
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St.  Paul’s  Church, 

227  Bloor  Street  East, 
Toronto,  Ont. 

December  20,  1963. 


Mr.  M. B.M.  Lawson, 

Commissioner  of  Planning, 

City  of  Toronto  Planning  Board, 
129  Adelaide  Street  West, 
Toronto  1,  Ont. 


Dear  Sir, 

You  have  invited  comments  on  the  Social  Planning  Council’s 
proposals  regarding  housing.  A  significant  portion  of  St.  Paul’s 
parish  lies  between  Bloor  and  Wellesley,  and  between  Yonge  and 
Sherbourne  Sts.  We  are,  however,  concerned  about  the  whole  trend 
in  the  Inner  City  because  of  its  effect  on  the  lives  and  wellbeing 
of  so  many  persons.  The  majority  in  the  Inner  City  area,  with  the 
exception  perhaps  of  the  apartment  dwellers,  tend  to  have  more  socio¬ 
economic  problems  than  other  people.  It  is  necessary  then  that  any 
housing  proposals  in  this  area  should  attempt  to  alleviate  and  over¬ 
come  the  problems.  This  we  recognize  is  the  thinking  of  the  Board, 
However,  we  seriously  question  the  current  suggestions  for  public 
housing  in  some  parts  of  the  Inner  City. 

It  was  stated  in  discussion  at  the  Social  Planning  Council 
Luncheon  of  October  15th,  which  you  addressed  at  the  University  Settle¬ 
ment,  that  about  30%  of  persons  removed  from  an  area  to  make  way  for 
public  housing,  e.g.  Regent  Park,  return  to  take  up  residence  in  the 
housing  provided.  It  is  evident  to  those  of  us  working  north  of 
Regent  Park  that  many  of  the  people  displaced  by  that  project  have 
moved  north  as  far  as  Howard  and  Selby  Streets.  This  section  at  the 
moment  is  increasingly  depressed  and  undesirable,  -  for  the  most  part 
in  the  hands  of  absentee  landlords  who  charge  more  rent  than  the 
property  is  worth  and  who  do  not  keep  up  repairs. 

It  seems  to  us  to  provide  more  of  the  same  type  of  housing, 
to  which  70%  of  those  for  whom  it  is  provided  do  not  return,  is  poor 
planning  and  creates  more  of  the  problem  we  all  seek  to  solve,  A  more 
effective  plan  may  not  easily  be  found  but  the  following  proposal  makes 
enough  sense  to  us  to  draw  it  strongly  to  your  attention  as  an  alternative 
to  spending  several  millions  of  dollars  on  the  presently  proposed 
unsuitable  high-rise  public  housing. 

It  is  clear  that  persons  living  in  old  and  depressed  housing 
cannot  confortably  move  into  modern  high-rise  public  housing  (nor, 
in  many  instances,  can  they  afford  to). 

Though  you  are  encouraging  private  home -owners  to  improve 
their  own  property  and  in  some  cases  public  assistance  (as  in  the 
"back  lane  improvements  plans")  is  being  proposed,  there  are  at 
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present  few  incentives  in  the  way  of  home  improvement  loans.  Banks 
are  not  disposed  to  granting  loans  in  the  districts  in  question. 

Nor  are  home-owners  eager  to  make  improvements  where  neighbours  do 

not. 

If  the  city  bought  some  whole  streets  of  improvable  houses  and 
brought  them  up  to  the  standards  desired  and  maintained  them  at  an 
appropriate  rent  for  the  persons  who  now  occupy  them,  would  there 
not  follow  such  benefits  as:- 

1)  The  population  would  stay  put. 

2)  Rents  would  be  appropriate  to  income  in  the  kind  of 
accommodation  these  persons  prefer. 

3)  Appearance  of  the  district  could  be  maintained. 

4)  Accommodation  suitable  for  large  families  with  4  bedrooms 
could  be  provided. 

5)  Adequate  rooms  for  low- income  single  people  could  be 
provided. 

6)  Community  services  and  agencies  might  be  able  to  operate 
more  effectively,  knowing  where  these  persons  are  (anticipate 
problems  and  deal  with  the  causes) . 

This  idea  is  not  new.  The  city  is  operating  an  older  apartment 
block  at  Prospect  and  Ontario  Streets.  If  this  can  be  done  effectively, 
why  not  extend  it  to  accommodation  for  larger  families  and  single 
people? v  There  are  families  with  ten  children  sometimes  looking  for 
accommodation.  These  families  are  not  provided  for  in  Regent  Park. 

They  could  manage  in  four-bedroom  accommodation;  they  are  used  to 
sharing.  But  because  this  is  not  allowed,  they  are  forced  into  the 
unhealthy  situation  of  a  two-bedroom  cottage  or  flat. 

We  are  concerned  also  that  in  sub-area  1A  for  instance  in  the 
Don  Planning  district  it  is  not  clear  where  present  residents  will 
go  as  the  district  is  turned  into  offices  and  privately-owned 
apartments.  In  our  opinion  it  is  in  this  district  (east  and  south 
of  it)  that  city-owned  housing  of  the  kind  this  letter  suggests  needs 
to  be  provided. 


Yours  sincerely, 

(sgd.)  Rosemary  Draper 
Rosemary  Draper 

Director  of  Christian  Education 
(in  consultation  with  the  other 
members  of  the  Church  Staff.) 


' 


134 


COPY 

THE  BOARD  OF  TRADE  OF  METROPOLITAN  TORONTO 


January  16,  1964. 


Mr.  Harold  Clark,  Chairman 

and  Members  of  the  City  of  Toronto  Planning  Board. 

Ladies  and  Gentlemen: 

The  Board  of  Trade  has  reviewed  your  report  entitled  "Plan  for 
the  Don"  and  conmends  its  general  approach  to  the  preservation  and 
improvement  of  the  area.  We  concur  in  the  emphasis  given  to  both 
public  and  private  improvement  rather  than  extensive  clearance  and 
rebuilding.  The  objectives  of  the  improvement  area  proposals  as 
summarized  on  pages  8  and  9  of  the  short  report  entitled  "Plan  for 
the  Don"  are  supported  by  this  Board.  We  have  not  had  an  opportunity 
to  consider  all  of  the  specific  techniques  suggested  for  accomplishing 
the  objectives  and  may  not  necessarily  concur  with  all  of  them. 
However,  we  believe  that  as  more  study  is  given  to  implementing  the 
plan  the  appropriate  techniques  will  evolve. 

We  believe  your  approach  to  the  function  of  the  area  within 
the  City,  and  particularly  in  relation  to  downtown,  is  correct  and 
we  commend  the  encouragement  of  a  variety  of  dwelling  types.  This 
is,  we  believe,  an  area  where  a  whole  range  of  residential  accommoda¬ 
tion  should  be  provided. 

The  proposals  with  respect  to  Parliament  Street  (commercial) 
are  to  be  encouraged,  particularly  the  consolidation  or  greater 
consolidation  of  the  commercial  area  and  the  provision  of  adequate 
off-street  parking  facilities  designed  to  eliminate  curb  parking. 

We  concur  in  the  proposal  to  make  limited  local  shopping 
possible  within  the  residential  areas  by  providing  for  small  groups 
of  stores  in  areas  of  private  and  public  rebuilding,  and  also  in  the 
proposal  to  give  legal  zoning  status  to  some  existing  comer  stores. 

The  district  lies  between  the  Don  Valley  Parkway  and  downtown 
and  must  curry  a  substantial  volume  of  traffic  in  an  east-west 
direction  as  well  as  larger  volumes  originating  within  the  area. 
Particular  attention  and,  we  suggest,  more  study  should  be  given 
to  the  provisions  required  to  handle  the  expected  volume  of  traffic 
particularly  on  the  main  east-west  streets.  In  addition,  special 
attention  will  be  required  for  the  streets  which  will  remain  in  and 
around  the  improvement  areas  where  it  is  proposed  to  close  or 
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stop-up  certain  streets.  It  is  of  equal  importance  to  maintain  a 
high  standard  of  public  transportation  within  and  through  the  area. 
The  very  nature  and  location  of  the  district  will  require  both 
rapid  transit  and  its  own  right-of-way  and  an  efficient  surface 
system. 


Respectfully  submitted, 

(signed) 

John  H.  Taylor, 

1st  Vice-President, 

(signed) 

J.  W.  Wakelin, 

General  Manager. 
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Board  of  Education 
155  College  Street, 
Toronto  2B. 

February  14,  1964. 


Mr  .MJB.M.  Lawson, 

Commissioner  of  Planning, 

City  of  Toronto  Planning  Board, 
129  Adelaide  Street  West, 
Toronto  1,  Ont. 


Dear  Mr.  Lawson, 

We  have  reviewed  once  again  the  Don  Planning  District 
Appraisal  as  requested  in  your  letter  of  February  4th,  as  it  affects 
our  elementary  schools.  The  present  situation  is  in  keeping  with  the 
general  facts  of  the  report  except  that  the  enrolment  at  Park  Public 
School  remains  high.  There  seems  little  evidence  as  yet  of  any 
reduction  in  the  enrolment  in  this  area  especially  in  the  senior 
schools. 


The  suggestion  was  made  at  the  School  Planning  Group 
meeting  February  11th  by  Mr.  Crerar  that  the  block  immediately  north  of 
Winchester  Street  School  might  be  shared  as  a  mutual  use  area  between 
the  Parks  Department  and  the  Board  of  Education  rather  than  the  area 
immediately  south  of  Rose  Avenue  Public  School  -  Junior.  This  area 
immediately  north  of  the  Winchester  Public  School  would  be  more 
advantageous  to  us  since  the  mutual  use  area  would  involve  gymnasium 
and  pool  facilities.  This  could  be  in  keeping  with  the  suggestion 
contained  in  the  report  that  the  Winchester  School  become  the  senior 
school  for  that  area  north  of  Carlton  Street. 

The  possibility,  as  mentioned  in  previous  meetings  of 
the  Planning  Board,  of  the  use  of  the  general  area  around  the  Duke  of  York 
Public  School  by  the  CBC  would  of  necessity  pose  the  problem  of  the  re¬ 
location  of  this  school,  possibly  farther  east,  but  such  a  possibility 
does  not  upset  the  general  principles  set  down  in  the  Planning  Appraisal. 
The  acceptance  of  the  proposal  re  the  change  of  location  of  Duke  of  York 
Public  School  is  predicated  upon  the  understanding  that  no  significant 
financial  costs  will  be  expected  of  the  Board  of  Education.  Should  the 
Duke  of  York  remain  in  its  present  location,  the  suggested  access  to 
Moss  Park  would  be  an  advantage. 


Yours  sincerely, 

(signed)  R.S.  Godbold. 
for  N.A.  Sweetman, 

Superintendent  of  Public  Schools. 
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Metropolitan  Toronto  Planning 
Board , 

790  Bay  Street, 

Toronto  2,  Ontario. 

February  17,  1964. 


Mr.  i.L B.M.  Lawson, 

Commissioner  of  Planning, 

City  of  Toronto, 

129 Adelaide  Street  West, 

TORONTO  1,  Ontario, 

Dear  Mr.  Lawson, 

Re:  Don  Planning  District  Appraisal 

In  accordance  with  your  request  we  would  like  to  offer 
the  following  comments  on  the  Don  Planning  District  Appraisal. 

The  appraisal  report  is  considered  to  be  a  valuable 
document  which  fulfills  the  stated  objectives  presenting  "a 
comprehensive,  long  range  strategy  designed  to  halt  decline 
and  to  set  the  area  on  the  path  of  steady  improvement”. 

We  are  in  general  agreement  with  the  basic  land  use 
proposals  for  the  area,  the  proposed  improvements  to  the  road 
system  and  the  general  measures  proposed  for  the  improvement 
of  the  residential  areas. 

Our  major  reservation  concerns  the  need  to  relate 
priority  for  proposals  involving  Metropolitan  action  to  the 
overall  needs  of  the  Metropolitan  area,  particularly  in  the 
of  renewal  and  public  housing. 

This  reservation  applies  to  all  district  studies 
containing  renewal  proposals.  Because  the  district  studies 
cannot  as  yet  be  evaluated  in  terms  of  an  overall  city  plan, 
the  impact  and  relative  urgency  of  the  renewal  proposals  cannot 
be  assessed,  and  without  such  assessment  a  proper  renewal 
program  cannot  be  established..  Each  district  study,  by  selecting 
renewal  areas  and  suggesting  redevelopment  proposals,  places 
emphasis  and  focuses  attention  on  them  in  a  way  which  sets  up 
a  priority  system  which  is  based  only  on  conditions  within  a 
given  planning  district. 

That  certain  areas  within  the  Don  District  call  for 
3trong  public  action  in  the  redevelopment  field  cannot  be 
denied  and  it  is  acknowledged  that  this  report  clearly 
identifies  such  areas  in  the  area  south  of  Gerrard  Street. 

What  is  questioned  at  this  time  is  the  relative  priority  of 
these  areas,  particularly  when  redevelopment  with  public  housing 
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is  proposed,  having  regard  to  the  Metropolitan-wide  obligations 
in  this  field.  With  a  Metropolitan  Urban  Renewal  study  at 
present  underway  it  is  felt  that  the  selection  of  specific  areas 
for  public  redevelopment  and  the  phasing  of  such  development 
should  await  the  overall  finding  of  this  study. 

In  this  connection  it  Is  noted  that  the  report 
contains  the  following  statements  "Appraisal  proposals  in¬ 
volving  public  expenditure  will  require  more  detailed  follow¬ 
up  studies,  and  should  be  programmed  in  relation  to  city -wide 
capital  improvement  needs".  Our  views  are  that  having  regard 
to  the  Metropolitan  involvement  in  urban  renewal  and  public 
housing,  the  above  statement  should  be  expanded  to  cover  Metro¬ 
wide  needs. 


Having  stated  our  general  agreement  with  the  contents 
of  the  report,  subject  to  the  reservation  regarding  priorities 
for  direct  public  action,  the  following  are  our  comments  on 
specific  aspects  of  the  report. 

Improvement  areas 


The  report  makes  a  significant  contribution  in  its 
proposals  for  residential  improvement  areas.  We  would  only 
raise  a  minor  question  as  to  whether  private  redevelopment 
might  not  be  anticipated  in  the  Huntly-Bloor-Sherbourne-Earl 
improvement  area.  A  further  minor  point  with  regard  to  the 
parking  bay  proposal  for  this  important  area  is  that  the 
parking  spaces  should  preferably  be  angled  so  as  to  permit 
parking  without  a  reversing  movement  for  maximum  traffic 
safety. 

Problem  Area  (Jarvis-Gerrard-Cntario-Shuter) 

The  proposal  for  the  development  of  the  six-block 
area  west  of  Sherbourne  for  private  development  raises  many 
questions.  Over*  and  above  the  consideration  as  to  whether 
or  not  this  area  would  have  a  high  priority  in  terms  of  over¬ 
all  redevelopment  needs,  the  feasibility  of  private  redevelopment 
this  far  south  of  Bloor  Street  is  highly  questionable  unless 
other  actions  are  taken  to  relate  this  area  more  closely  to 
the  more  vital  areas  of  downtown.  The  prop  sal  to  establish 
redevelopment  units  of  between  2  and  3  acres  would  not  in 
our  opinion  be  large  enough  to  create  their  own  environment; 
this,  plus  the  proximity  of  the  public  redevelopment  in  the 
"problem  area",  would  not.  seem  to  be  factors  likely  to 
encourage  private  redevelopment. 

With  regard  to  the  area  east  of  Sherbourne  proposed 
for  public  housing  it  is  suggested  that  the  proposed  rezoning 
should  not  be  initiated  at  an  early  stage.  We  are  agreed  that 
the  Jarvis-Parliament-Gerrard-Sbuter  area  is  an  area  in  which 
the  techniques  for  residential  improvement  areas  will  have  a 
limited  application.  What  is  questioned  at  this  time  is  the 
degree  to  which  the  future  action,  i.e,  private  and  public 
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redevelopment  and  improvement,  has  been  determined  for  specific 
sections  of  this  area.  Before  proceeding  any  further  with 
activities  in  this  area,  intensive  studies  should  be  under¬ 
taken  in  conjunction  with  the  various  public  and  private 
welfare  agencies  to  develop  in  detail  a  realistic  study  of 
objectives,  policies  and  organization  for  joint  action  on  an 
area-wide  basis. 

It  should  be  noted  that  the  resources  of  the  private 
agencies  are  limited  and  to  concentrate  on  an  area  such  as 
this  might  require  curtailment  of  programs  elsewhere.  It  is 
appreciated  that  comprehensive  and  co-ordinated  action  with 
the  various  welfare  agencies  is  the  first  principle  stated 
in  the  report  for  the  redevelopment  of  this  area,  but  we  would 
suggest  that  the  machinery  for  this  co-ordination  should  be 
established  at  this  time  before  firm  decisions  are  made  to 
determine  which  precise  areas  will  redevelop  or  be  improved 
by  public  or  private  action.  The  Social  Planning  Council 
would  appear  to  be  the  appropriate  body  to  take  the  lead  in 
this  connection. 

With  regard  to  the  general  proposal  for  low-rent 
housing  between  Gerrard  Street  and  Queen,  we  are  concerned  at 
what  could  end  up  as  an  undesirable  concentration  of  such 
housing  in  this  area.  The  experience  of  other  cities  leads 
to  a  conviction  that  public  housing  should  not  be  provided 
in  such  major  concentrations.  The  Don  Appraisal  suggests  in 
effect  a  relatively  contiguous  area  of  perhaps  1/4  square 
mile  with  up  to  4,500  dwellings  developed  with  public  housing; 
we  are  hoping  that  the  Metropolitan  Urban  Renewal  Study  will 
indicate  a  more  acceptable  approach  to  the  location  of  public 
housing  projects. 

Residential  Proposal  for  Parliament-Shuter-Sackville-Queen 

It  is  agreed  that  this  area  is  in  need  of  redevelopment 
and  that  it  should  be  for  non-industrial  purposes.  It  is 
suggested,  however,  that  consideration  might  be  given  to  the 
location  within  this  area  of  family^type  institutional  uses 
(such  as  community  and  medical  centres,  nursery  schools,  etc.), 
in  preference  to  public  housing.  Such  uses  would  be  those 
properly  associated  with  the  Regent  Park  and  Moss  Park  Housing 
projects. 

Riverdale  Zoo 

The  report  contains  a  strong  recommendation  that 
a  small  modified  zoo  remain  on  the  site  of  Riverdale  Zoo  and 
that  additional  parking  should  be  provided  in  the  area  where 
properties  were  originally  acquired  for  the  Carlton  Street 
widening.  It  is  felt  that  the  cost  of  providing  an  additional 
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60-car  parking  spaces  as  outlined  in  the  report  would  be 
prohibitive  and  the  Metropolitan  Parks  Department  is  currently 
negotiating  for  use  of  Spruce  Court  Public  School  yard  on 
Sundays  and  holidays.  With  regard  to  the  future  of  this  zoo, 
the  Metropolitan  Parks  and  Recreation  Committee  has  decided  to 
maintain  the  zoo  until  such  time  as  a  new  major  zoo  is  established. 
We  are  prepared  to  support  your  view  that  a  small  200  should 
remain  permanently  at  Riverdale. 

Jarvis  Street 


The  report  contains  references  to  the  widening  of 
Jarvis  Street.  While  it  is  appreciated  that  this  proposal 
was  first  raised  in  the  Downtown  Plan  it  should  again  be  noted 
that  from  the  traffic  point  of  view  this  widening  cannot  be 
justified  for  inclusion  in  the  current  capital  program  of 
Metropolitan  Toronto.  Its  value  appears  to  be  primarily 
esthetic.  We  have  previously  suggested  less  costly  means  of 
achieving  this  objective  (i.e.  varying  setbacks)  and  would 
suggest  that  our  proposal  or  similar  approaches  merit  more 
detailed  investigation. 

Queen  Street  Transit 

While  we  are  in  agreement  with  the  need  to  improve 
transit  facilities  on  Queen  Street,  our  forthcoming  transport¬ 
ation  plan  will  suggest  that  this  should  be  achieved  by  a 
lower  capacity  facility  than  the  originally  proposed  Queen 
Street  Subway.  We  would  therefore  question  the  phraseology 
employed  in  the  second  last  paragraph  on  page  104. 

We  are  hoping  to  issue  our  report  within  the  next 
two  months,  and  feel  that  this  might  be  useful  to  you  in  your 
Supplementary  Report.  Perhaps  our  projected  1980  traffic 
volumes  and  transit  loadings  would  be  of  use  in  this  respect. 
If  so,  we  would  be  pleased  to  make  them  available  to  you, 
depending  on  your  anticipated  date  of  publication. 

This  matter  is  of  particular  importance  because  we 
will  be  suggesting  that  the  intermediate-type  transit  facility 
on  Queen  Street  will  be  directly  related  to  the  redevelopment 
of  the  areas  which  it  traverses. 


Yours  very  truly, 

{ s i gne d )  E.  C omay 
Commissioner  of  Planning 
and  Secretary -Treasurer 
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Charlotte  Maher 
February  19,  1964. 


On  February  12th,  15  residents  of  the  district,  which  "The  Plan 
for  the  Don"  calls  area  3,  met  at  Central  Neighbourhood  House. 

This  group  wanted  to  go  on  record  in  several  regards: 

I.  Many  of  the  residents  of  this  area,  called  "the  Problem  area" 
in  the  Plan  and  "skid  row"  by  the  newspapers,  are  in  fact 
upstanding,  responsible  citizens  of  this  city  who  want,  like 
most  of  the  people  in  Toronto,  to  live  responsibly  and  with 
dignity,  and  with  some  security. 

II.  As  responsible  people,  who  care  under  what  conditions  we  live, 
we  intend  to  maintain  our  properties  until  and  if  expropriation 
takes  place.  We  will  also  encourage  other  residents  who  are 
property  owners  to  do  the  same. 

III.  We  think  the  city  must  take  responsibility  also: 

(a)  It  is  an  important  responsibility  of  the  city  to  decide 
if  expropriation  will  take  place,  and  if  so,  when?  At 
this  time  the  guesses  of  various  city  officials  vary  from 
two  years  to  ten  years.  This  indecision  is  not  fair  to 
residents. 

During  the  period  which  would  be  required  for  decisions  to 
be  made  we  feel  that  some  kind  of  contacts  should  be  main¬ 
tained  with  residents  so  that  they  may  know  officially  how 
the  process  of  decision-making  is  coming  along. 

(b)  During  the  period  before  expropriation  it  is  the  city*  s 
responsibility  to  co-operate  with  home  owners  to  keep  this 
area  as  pleasant  as  possible  to  live  in  by  maintaining  all 
city  services,  including  police  surveillance,  at  a  high 
level,  equal  to  other  residential  areas,  and  by  taking 
immediate  action  on  various  substandard  conditions  which 
now  exist: 

1.  Some  buildings  are  obviously  substandard.  Addresses 
can  be  provided. 

2.  Several  restaurants  are  open  all  night  and  are  very 
noisy.  Their  activities  are  extremely  questionable. 

The  main  offenders  are:  Norm’ s  Grill,  Wiltons  and  The 
Spot  1.  This  is  not  permitted  in  most  residential  areas. 
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3.  Parking  for  business  and  commercial  establishments  is 
most  inadequate  and  results  in  severe  parking  problems 
for  residents.  The  streets  are  used  as  parking  lots 
for  office  workers,  men  procuring  prostitutes,  patrons 
of  Maple  Leaf  Gardens,  as  well  as  for  those  frequenting 
bars  and  taverns  in  the  area. 

4.  Many  streets  and  lanes  are  in  very  poor  condition. 

The  city  does  spot  repairing  when  requested.  If 
there  is  an  overall  plan  for  maintenance,  it  is 
inadequate  in  this  area. 

Two  specific  concerns  are: 

1)  Dundas  Street  -  the  pavement  is  very  poor  and 
vibration  caused  by  the  street  cars  cracks  the 
plaster  in  houses  on  the  street. 

2)  The  lane  between  Pembroke  and  George  is  in  a 
terrible  state  of  repair.  Just  before  the  city 
put  its  new  buildings  on  George  St.,  they  wanted 
to  repair  it  at  a  large  expense  to  the  residents. 
The  residents  would  not  agree  to  these  conditions. 
Since  this  time,  daily  use  by  city  employees  and 
heavy  delivery  trucks  have  made  the  situation  much 
worse.  The  residents  agree  heartily  that  it  needs 
repairing  but  at  city’s  expense. 

We  recognize  that  the  Planning  Department  can  do  little  about 
this  last  list  of  substandard  conditions,  and  we  are  prepared  to 
take  this  elsewhere.  However,  we  do  think  that  the  city’s 
responsibilities  during  an  interim  period  like  this  should  be  a 

part  of  any  plan. 
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The  Toronto  -  Dominion  Bank, 
King  &  Yonge  Streets, 

Toronto  1,  Ont. 

March  16,  1964. 


Mr.  M.  B.M.  Lawson, 

Commissioner  of  Planning, 

City  of  Toronto  Planning  Board, 
129  Adelaide  Street  West, 
Toronto  1,  Ont. 


Dear  Sir, 

PREMISES  -  QUEEN  AND  PARLIAMENT 

It  has  just  come  to  our  attention  that  the  proposed  re -zoning 
covered  in  your  "Plan  for  the  Don",  includes  the  land  on  which  our 
branch  is  located  at  the  north-east  corner  of  this  intersection. 

Our  branch  was  opened  in  this  building  on  November  2,  1904,  and 
in  view  of  this  and  our  desire  to  continue  serving  our  customers  in 
the  area,  we  would  like  to  maintain  a  branch  on  our  site  in  the 
redeveloped  area. 

Will  you  kindly  take  our  request  in  this  connection  Into 
consideration  when  making  up  the  final  plans. 


Yours  truly, 

(signed) 

D.A.  Collier, 
Supervisor  -  Premises 


.. 


18. 


COPY 


117  River  Street, 
Toronto  2,  Ont. 

April  7/64. 


City  of  Toronto  Planning  Board, 
129  Adelaide  Street  West, 
Toronto  1,  Ont. 


Dear  Sirs, 

It  is  with  much  concern  that  I  bring  to  this  committee’s  attention 
that  I  am  quite  content  and  satisfied  with  my  present  location  known  as 
117  River  Street,  Toronto  .2,  Ontario. 

I  find  my  location  very  convenient  and  enabling  me  to  conduct  my 
business  properly  and  efficiently. 

I  wish  to  bring  to  your  attention  that  the  property  mentioned  above, 
is  zoned  (C.3  V.2)  allowing  me  to  carry  on  a  moving,  cartage  and  storage 
business  which  requires  zone  C.2.  Also  I  wish  to  stress  deeply  that  this 
type  of  property  is  hard  to  obtain  and  also  can  be  quite  costly.  I  don't 
think  it  is  possible  to  obtain  this  type  of  property  in  the  central 
district,  known  as  Cabbage  Town,  which  would  satisfy,  both  my  business 
and  personal  affairs,  as  well  as  the  property  I  now  hold. 

As  for  readjustment  in  another  district,  this  would  take  time  and 
money,  and  as  I  have  a  responsibility  to  my  family  of  six  children  and 
their  future;  I  do  not  want  to  take  this  step  of  re-location  if  it  is  at 
all  possible  to  avoid.  I  realize  the  redevelopment  program  is  at  the 
proposal  stage  and  has  to  be  first  accepted  by  the  planning  board  and 
committee  and  then  approved  by  the  government. 

I  feel  this  is  the  time  for  me  to  enter  my  plea  to  you  so  that  it 
may  be  recorded  for  your  use  if  this  redevelopment  programme  is  accepted 
in  the  near  future. 

I  wish  to  be  notified  when  meetings  of  the  City  Council  will  be  held 
about  this  redevelopment  so  that  I  may  sit  in  and  hear  all  the  details 
that  involve  myself,  family  and  business. 

Thanking  you  in  advance  for  your  time  and  consideration  of  these 
matters,  I  remain, 


Yours  truly, 

(signed)  Mrs.  T.  Tate. 


' 


' 


' .  ■ 

■ 
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Mrs.  L.  McNamara, 
509  Ontario  Street, 
Toronto. 


City  of  Toronto 
Planning  Board, 

129  Adelaide  St.,  W.  , 
Toronto  1, 


Dear  Sirs, 

I  lost  tny  husband  in  August  of  1963  and  am  thinking 
seriously  of  selling  my  home  at  the  above  address. 

Having  read  your  booklet  and  not  being  able  to 
digest  its  contents  thoroughly,  I  would  like  to  hear  from 
you  (if  you  have  time  for  a  senior  citizen)  as  to  what  plans 
are  on  the  agenda  for  509  Ontario  St. ,  with  regard  to 
city  purchase  or  renovation,  and  also  I  would  like  to  buy 
close  at  hand  but  would  like  to  be  sure  that  the  home  1 
buy  would  not  meet  a  similar  fate.  Would  you  please 
advise. 


Sincerely , 

(signed) 

Mrs  Lottie  McNamara. 


PETITION  TO  THE  PLANNING  DEPARTMENT 


We  the  undersigned  x^ho  live  in  the  "Don1',  below  Dundas  and 
between  Sherbourne  and  Ontario  Streets,  petition  the  Planning  Board 
to  give  serious  consideration  to  the  following: 

I.  We  wish  to  enforce  that  which  was  said  to  the  Planning 
Department  by  a  delegation  from  Pembroke,  George, 
Sherbourne  and  Dundas  Streets;  that  there  are  many  good 
people  living  in  this  area  but  it  has  become  a  bad  place 
to  live  and  worse,  a  very  bad  place  to  bring  up  children. 
You  know  all  the  reasons  from  your  study;  drunks,  bums, 
people  just  out  of  jail,  trash  and  junk  yards  rather  than 
back  yards;  too  many  people  in  one  building,  and  ware¬ 
houses  and  cartage  companies.  We  cannot  find  decent 
people  to  rent  rooms  and  apartments  to  and  the  more 
publicity  the  area  gets,  the  fewer  are  the  decent  people 
willing  to  live  here.  We  need  to  rent  so  that  we  can 
pay  our  taxes  and  mortgages.  Sometimes  we  need  to  rent 
in  order  to  eat.  So  what  do  we  do? 

II.  We  were  very  disturbed  by  the  implication  in  the  14 Plan1' 
and  at  the  "Public  Meetings"  that  when  demolition  and 
rebuilding  occurs  it  will  begin  in  the  north  and  work 
south.  We  cannot  understand  this.  Demolition  and 
rebuilding  has  already  occurred  to  the  south  of  us„  It 
is  very  hard  to  live  with  this  going  on.  The  dust  and 
noise  is  unbelievable*  Also,  rats  and  vermin  left  the 
area  being  torn  down  and  came  to  live  with  us.  We  under¬ 
stand  that  it  is  necessary  to  do  this  and  we  are  not 
complaining  about  Moss  Park.  We  cannot  understand  why  we 
should  have  to  live  through  this  twice  when  it  is  not 
necessary.  It  just  makes  common  sense  to  continue 
working  from  the  south. 


Respect fully  submitted. 


( sgd • )  I.  Naken 

(plus  27  other  signatories) 


' 

. 

' 


DON  PLANNING  DISTRICT  APPRAISAL 


The  following  are  comments  on  Chapter  Four  of  the  above  report  on  schools: 


1.  Page  85,  Par.  2  -  Regent  Park  and  Rose  Avenue  Schools  are  not  at 

present  overcrowded.  The  only  overcrowded  school 
in  the  area  is  Park,  which  is  using  three 
portables. 

2.  Page  86,  Par,  1  -  Rose  Avenue  School,  with  110  square  feet  per  pupil, 

is  also  over  the  minimum  standard  of  100  square 
feet  per  pupil.  Lord  Dufferin  and  Duke  of  York 
Schools  are  both  fifty-six  square  feet  per  pupil. 

3.  Page  86,  par.  2  -  There  has  been  an  addition  and  renovation  at  Park 

School  recently  so  that  we  consider  this  school 
will  be  serviceable  beyond  the  planning  period. 


4.  Page  87,  par.  4  -  There  is  no  present  plan  to  reduce  the  average  size  of 

classes  in  the  city.  There  is  already  a  Junior 
Kindergarten  at  Roec  Avenue  School,  Mention  is 
made  later  in  Chapter  Four  that  there  might  in  the 
future  be  two  Senior  Public  Schools  in  the  area, 
one  north  of  Carlton  Street  at  Winchester  and  the 
other  south  of  Carlton  Street.  The  thinking  at 
present  is  that  if  there  should  be  a  sufficient 
number  of  vacant  rooms  at  Rose  Avenue  and  Church 
Street  Schools,  the  junior  school  department  at 
Winchester  School  might  be  closed,  thereby  making 
Winchester  a  pure  senior  school. 

last 

5.  Page  88,  par.  -  There  are  at  present  no  vacant  rooms  at  Lord 

Dufferin  School.  It  is  considered  that  most  of  the 
447  pupils  could  be  accommodated  in  spaces  now 
available  at  Duke  of  York  and  Church  Street  Schools. 
With  the  elimination  of  the  residential  population 
in  the  industrial  belt  south  of  Shuter  Street  and 
east  of  River  Street,  the  remainder  could  be 
accommodated  in  Lord  Dufferin  or  Park  Schools. 

6.  Page  89,  Par.  2  -  In  connection  with  Duke  of  York  School,  mention  is 

made  in  this  paragraph  of  the  "unique  opportunity 
to  extend  the  playground  to  Shuter  Street”.  It  is 
suggested  that  any  plan  for  implementing  this  report 
provide  for  collaboration  with  the  Board  of 
Education  in  the  matter  of  extending  the  Duke  of 
York  playground. 


Page  90,  Pax.  1  -  Long-range  planning  for  the  Senior  Schools  in  the  area 

envisages  two  senior  school  departments  instead  of 
the  present  three.  The  thinking  is  that  there  would 
be  one  north  of  Carlton  Street  at  Winchester  and  the 


7. 
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Continuation 
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other  south  of  Carlton  Street  at  either  Park  or 
Lord  Dufferin  Schools.  This  would  mean  the  closing 
of  the  senior  school  department  at  either  Park  or 
Lord  Dufferin. 

8.  Page  90,  Table  of  Public  Elementary  School  Enrolment  -  There  have  been 

some  changes  in  the  design  capacity  of  the  schools  of 
the  area  as  follows: 

School  Capacity 


As  shown 
in  Table 

Revii 

Rose  Avenue 

730 

690 

Winchester 

940 

1010 

Sprucecourt 

830 

780 

Lord  Dufferin 

1235 

1170 

Duke  of  York 

790 

735 

Regent  Park 

680 

680 

Park 

1205 

1100 

6410 

6165 

N.A.  Sweetman 

Superintendent  of  Public  Schools. 
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